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ABSTRACT 
 
IMPROVING THE PROPERTY RENTAL MARKET IN TSHWANE CBD  
 
The research focuses on investigating the Improvement of the property rental market in 
Tshwane CBD. This includes determining the factors leading to high dilapidation of the 
Tshwane rental properties in its CBD as well as establishing the challenges experienced 
by the tenants in respect to the comfort and safety of their rented properties. This 
includes determining challenges faced by the rental property owners in establishing 
safe, comfortable housing facilities that fulfill the tenants’ expectations. The research 
further determines to illuminate on economic opportunities that can be realised in 
improving the conditions of the rental property market. 
The research employs a mixed research approach, where 100 survey participants and 
10 qualitative interviewees are used to gather empirical evidence for the study. This 
manages to bring congruency to the outcomes of the study. 
The research finds that rent seeking behaviours are prevalent in the Tshwane rental 
property market. The study finds that there is lack of adequate management of rental 
properties owing to challenges with timely maintenance costs that affect most rented 
properties in the CBD. The research illuminates further that rental property owners and 
employed agencies are not effectively upgrading or modifying security features in their 
commercialized units much to diminished safety of property and most importantly the 
tenants. The research also exposes that foreign nationals in rental property market are 
also part of the rent-seeking behaviours through some hidden costs and penalties that 
do not align with local authority regulations to unsuspecting and prospective tenants 
much like local rental property stakeholders. 
The research has recommended that regulatory agencies in the rental property market 
must be trained and assessed on performance metrics continuously to ensure that they 
effectively address and expose issues such as latent defects, health inspections of 
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properties and a better understanding of rental property dynamics at inspection and 
certification of rental units as fit for commercial business. The research further 
recommends that urbanisation through gentrification requires sustainable partnerships  
between both private and public construction sector players with adequate consultation 
with communities affected near CBDs to encourage building of more structures that are 
affordable to middle-income earners residing in affected rental areas identified in the 
research phenomenon. 
 
Keywords: Dilapidation; Housing; Management; Rental Market; Rental Properties; 
Tshwane CBD; Urbanization 
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CHAPTER ONE: INTRODUCTION AND CONTEXT 
1.1 Introduction 
The challenge with attaining the full economics in construction and property 
development significantly establishes a state of disorder in economic balances of 
scaling when rental properties, the subject focus of this specific study, are not managed 
professionally and with an entrepreneurial innovation for sustenance (Newton, 2016; 
Greenburg, 2015; and Chitsulo, 2013). Alonso (1964), in his Bid Rent Gradient Theory 
(BRGT), found that incessant challenges to sustenance of rental properties are affected 
by significant factors, such as transportation costs. This is why contemporary research 
in current thinking further establishes challenges with rent seeking behaviours of rental 
property owners, or their management, to contingently influence unsustainable value 
propositions to their rental space offerings. In reviewing the literature on bid rent theory, 
one finds variations of the rent gap hypothesis within both neoclassical and Marxian 
frameworks. There is an incessant lack of coordination between crime prevention 
activities and other initiatives such as the better building programmes and migration 
control (Mitchell 2012). Despite the above, Hillbrow and Berea, are under threat of 
gentrification and a number of factors together with the rapid rate of urbanisation around 
Gauteng, have led to increased demand for accommodation close to places of urban 
opportunity. 
Two different 'research programs' with incommensurable 'hard cores' have given 
expression to 'auxiliary hypotheses' concerning the same phenomenon (Greenburg, 
2015; Chistulo, 2013; and Mitchell, 2012). Both perceive a 'gap', 'pressure' or 'tension' 
as an important force of urban change, but, the mechanism is described and analyzed 
in different terms, due to the requirement of consistency with their respective hard 
cores. Consequence to this, one finds that in spite of different foundations, different 
perspectives on land rent produce concepts of analysis with strikingly similar referent 
dynamics (Ramabodu, Kotze and Verster, 2017). The terms vary, as do their explanations, 
but neoclassical and Marxian rent theories work with concepts which refer to rent due to 
equal application of capital and labour to land, of different situation and quality; rent due 
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to different application of capital and labour to land of equal situation and quality; and 
rent due to permanency of capital and labour investments fixed to the land (Pottie, 2014, 
Chitsulo, 2013; and Alonso, 1964). At time of development of a piece of land, there is a 
'normal' intensity associated with land of similar situation and quality. This is determined 
largely by population and the magnitude of labour-capital stocked in the built 
environment surrounding the plot to be developed (Rust, 2012 and Smith, 2011). 
1.2 Context of the Study 
In the 2017 National Budget Speech, the then Finance Minister, Pravin Gordhan, said 
that the budget continues to prioritize both national and Provincial economic 
infrastructure requirements, which includes the reprioritization of R600 million to the 
Social Housing Regulatory Authority for investment in rental housing units (Ramabodu, 
Kotze and Verster, 2017). In addition, when talking to the persisting challenge of spatial 
transformation, he acknowledged the need for collaboration between Government and 
the private sector (Newton, 2016; Pottie, 2014). 
The National Housing Act of 1999, established to address the post-apartheid housing 
challenges in South Africa has made some progress to date (Newton, 2016). However, 
as found by Chitsulo (2013), the property rental market has significant capacity gaps, 
management challenges, and safety and security deficiencies that warrant interest to 
stakeholders and scholars in real estate, commercial property management, quantity 
surveyors and the general construction economics of construction and property 
management. Greenburg (2015), Wekesa, Steyn and Otieno (2011) buttress that the 
present Government finances fully subsidized houses for qualifying beneficiaries and 
the private sector finances houses for sale to the open market. In future, rental options 
was be developed (Wells, 2011). The addition of social housing subsidised rental 
accommodation for lower income levels; together with privately financed rental units for 
the middle income market, completes a product offering that caters for both buyers and 
tenants at different income levels (Pottie, 2014 and Rust, 2012). This development has 
already doubled the size of the Midvaal Municipality, becoming a destination in itself 
and assisting Midvaal in dramatically reducing the housing backlog (SAPOA, 2015).  
3 
 
While Government and the private property rental management sector (such as 
Savanna City in Cape Town and East Rand projects), provides housing on a large 
enough scale to warrant the development of these onsite amenities, this is not usually 
the case. Generally, a successful residential project is developed quite close to existing 
amenities, especially public transport, and ideally employment opportunities (Newton, 
2016). Jacob (2012), adds that having good schools, business opportunities and 
shopping centres close by also enhances a development, as residents was not have to 
spend a big portion of their income on transport. Newton (2016), cites successful 
examples of these projects include HIFSA’s Buh-Rein Estate in Kraaifontein (Cape 
Town, Western Cape) and Crystal Park in Benoni (East Rand, Gauteng). HIFSA 
remains committed to working towards a sustainable solution to South Africa’s housing 
backlog. However, the author is corroborated by Frew (2016), when she argues that 
there is still a long way to go, particularly with the challenge of spatial transformation. 
However, Poulsen (2010) maintains that if the obstacles that currently face the private 
sector continue to be addressed and Government remains committed to a collaborative 
effort, the opportunities that exist in the space of affordable housing are bountiful and 
job creation in adequately managed rental property market dynamics can be enhanced. 
1.3 Aim of the Study 
The aim of this specific study is to evaluate the effectiveness of the rental property 
market in addressing housing problems in the Tshwane CBD. In doing so, the research 
determines to expose the underlying rental property management dynamics, by 
illuminating challenges and opportunities for the stakeholders involved. 
1.4 Research Objectives 
This study determines to address the following research objectives: 
 To establish the factors leading to high dilapidation of the Tshwane property 
rental market in its CBDs. 
 To identify the types of rental properties available in the Tshwane CBD. 
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 To determine the challenges experienced by the tenants and rental property 
owners with respect to comfort and safety of their rented properties. 
 To assess economic opportunities that can be realized in improving the 
conditions of the rented property market. 
 To examine how best the rental property market can improve its accommodation 
facilities in a sustainable, comfortable, and secure manner for the Tshwane CBD 
renting tenants. 
1.5 Research Questions 
Research questions influencing this study are determined as follows: 
 What factors lead to high dilapidation of the Tshwane property rental market in its 
CBDs? 
 What are the types of rental properties that are available in the Tshwane CBD? 
 What are the challenges faced by the tenants and rental property owners in 
establishing safe, comfortable housing facilities that fulfill the tenants’ 
expectations? 
 What economic opportunities can be realized in improving the conditions of the 
rental property market? 
 How best can the rental property market can improve its accommodation facilities 
in a sustainable, comfortable, and secure manner for the Tshwane CBD renting 
tenants? 
1.6 Significance of the Study 
The study seeks to add to the body of knowledge, hopefully with new knowledge that 
can be tested in determining the most appropriate framework to addressing the 
congestion of housing challenges in CBDs. For the research scholars, this study 
purposes to expose new information that guides in determining new policy frameworks 
that effectively and efficiently de-congest and address the housing challenges faced by 
tenants in CBDs. 
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For industry specialists and real estate functions, as well as rental property owners, this 
specific research seeks to outline inherent challenges and opportunities as they exist in 
the rental property market to ensure that quality management of such properties are 
enhanced to improve on the satisfaction of the rental property market’s performance. 
1.7 Chapter Organization 
The current chapter has explained the research context, research objectives and 
questions and the significance of the study. 
The Literature review chapter explains the research literature on property rental 
dynamics, as well as the theoretical considerations for this specific study. 
The third chapter discusses the research design and its methodology, its justification, 
the sampling strategy, sampling technique from the given or determined target 
population influencing the gathering of the empirical data, and is guided by research 
questions to be subjected in addressing and explicating the dimensions of challenges, 
opportunities and problems that manifest in the rental property market. 
The fourth chapter discusses the research’s findings from the data collection instrument. 
The findings are further analysed using the established literature for this specific study. 
Outcomes from analysis was be summarised and this was be done guided by the 
research objectives influencing the development of this research report. 
The fifth chapter explains the conclusive remarks in detail from the analysed literature. 
Conclusions would be further be guided by the research questions that established this 
specific study’s direction and approach to addressing the rental property market 
dynamics. Recommendations were to be given after conclusions and the research’s full 
conclusion, gaps in research and areas for further study, are explicated. 
1.8 Conclusion 
The introduction chapter has introduced the research on construction economics by 
focusing on the rental property market, with a case study of the Tshwane CBD. The aim 
of the study has been explained, while the research objectives have been outlined. This 
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is while the research questions, as well as the significance of the study, have been 
discussed. The next chapter discusses the literature review concerning this specific 
study as well as theoretical concepts that will assist in answering the empirical evidence 
to be gathered and its analysis with the established current thinking on rental property 
management.  
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CHAPTER TWO: LITERATURE REVIEW 
2.1 Introduction 
A recap of the research’s objectives guides the development of this specific literature 
and they have been established in this study to establish the factors leading to high 
dilapidation of the Tshwane property rental market in its CBDs. The literature further 
discusses the challenges experienced by the tenants in respect to comfort and safety of 
their rented properties. There is also the determination of challenges faced by the rental 
property owners in establishing safe, comfortable housing facilities that fulfill the 
tenants’ expectations (Chitsulo, 2013). The economic opportunities that can be realized 
in improving the conditions of the rented property market are also discussed while the 
study’s current thinking also discusses literature on how best the rental property market 
can improve its accommodation facilities in a sustainable, comfortable, and secure 
manner for the Tshwane CBD renting tenants. The next section that follows discusses 
the term property rental. 
2.2 The Property Rental Market in South Africa 
In 2015, R18.5 billion was invested in several types of commercial real estate. 
Nevertheless, it is likely that more could have been capitalized had properties been 
vacant (Ramabodu, Kotze and Verster, 2017). As of 2014 (JLL, 2016), asset holders 
have managed to retain valuable accommodation, starving the market of major quality 
investments. This has contributed to the rise in investor confidence for Greenfield 
projects in all three asset classes, particularly in major cities, including Cape Town, 
Johannesburg and Durban, with available stock in the market being less desirable than 
investors would hope for. As a result, the secondary investment market has moved to 
lower quality accommodation so while there is high demand for properties, the number 
of transactions being concluded is on the decline. 
2.3 The Tshwane CBD Property Rental Dynamics 
Cameron (2015) earlier states that occupied rooms in flat units as rental properties are 
used by residents to cook, eat, sleep, wash and live in. The inadequate size and quality 
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of such accommodation, paired with the unhealthy living environments associated with 
these structures, make such dwellings comparable to living in informal structures in 
informal settlements. Cameron (2015) states that there can be little doubt that the 
quality of rental properties in SA’s CBDs in Tshwane (for this specific study), is deficient 
in many respects. There is overcrowding, services are largely inadequate, there is a 
lack of privacy and sometimes there is tension between landlords and their tenants. The 
prominence of this the flat units (for example), being used by several renting families at 
the same time in the South African setting and the conditions associated with the sector, 
merit the discussion of the property rental sector in this study. It becomes apparent that 
the current CBD properties currently rented out to tenants need to be addressed, if 
sustainable human settlements are to be delivered. 
2.4 Sustainable Human Settlement in CBDs 
Sustainable human settlements in CBDs refer to the accessibility, availability, and 
affordability of fully serviced, and quality satisfying dwellings and or units of 
accommodation for renting tenants in need of rental properties (Newton, 2016 and 
Jacob, 2012). This, while on the other hand, Greenburg (2015), corroborates that the 
2001 SA census indicated that 29% of South Africans rented accommodation, 18% of 
which lived in households which includes backyard rental accommodation. There are 
also estimations that between 30% and 50% of all urban township residences have 
house shacks in their backyards (Newton, 2016; and Greenburg, 2015). This indicates 
that up to half of the township population lives in a backyard. The Social Housing 
Foundation estimate that in 2008, residents in backyard shack rentals comprised 
approximately 282,000 - 397,000 households. Rented shacks situated not in backyards, 
comprised approximately 139,000 - 161,000 households. Furthermore, the proportion of 
households living in backyard dwellings has since grown faster than the proportion in 
informal settlements (Newman, 2016; and Trussell, 2010). This indicates the growing 
popularity of this housing type in the context of massive housing shortages (Lemanski, 
2009: 473).  
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Literature in this regard, suggests that the backyard housing sector, therefore 
significantly forms a significant component of the housing market. This is a worrying fact 
when considering that backyard rentals are mostly in violation of the law. This brings 
about literature discussion on the restructuring capital grant 
2.4.1 The Restructuring Capital Grant 
Social housing in South Africa is a Government program to redress the old apartheid 
spatial inequities by providing low- and moderate-income households with good quality 
and affordable rental housing opportunities in well-located parts of South African cities 
(SAPOA, 2015). Its primary mechanism is the use of Restructuring Capital Grant (RCG) 
and Institutional Subsidy funding sources in Restructuring Zones (RZs) to assist in the 
financing and development of good quality rental housing opportunities for low-income 
and moderate-income households by accredited social housing entities (Newton, 2016; 
and SAPOA, 2015). 
The Restructuring Capital Grant (RCG) is a Government initiative that was established 
to fund social housing projects for low to middle income earners (Newton, 2016; 
SAPOA, 2015; and Greenburg, 2015). One of its key primary objectives has been to 
ensure that the new home owners would be future rental property opportunity 
entrepreneurs, who could exhibit fulfilling the appetite for the need to quality rental 
property ownership as an economic household benefit (SAPOA, 2015; Rogerson and 
Rogerson, 2010). In the first 6 years of allocation from 2006 to March 2012, an 
estimated R1.204bn of RCG was allocated to projects (SAPOA, 2015). It therefore, is 
also critical, to reflect on the spatial spend of this financing and its impact on urban 
restructuring and urban regeneration within South African cities with the intent of 
recommending ways of enhancing the impact (Newton, 2016; Greenburg, 2015). For 
this specific study, it is important to understand and note that during the above 
mentioned period, the initially determined Restructuring Zones (RZs) were limited to 
thirteen municipalities spread across all nine Provinces (Newton, 2016). Within these 
municipalities there was a diverse range of locally defined spatial areas. However, as 
Trussell (2010), points out, it is important to note that some of these and the resulting 
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projects might or might not be linked specifically to zones for restructuring the apartheid 
city or areas dealing with urban regeneration of blighted parts of the city. 
2.4.2 Urban Regeneration and Spatial Allocation of RCG in South Africa 
Spatially the allocation has involved the following percentage apportionments as 
illustrated in Table 2.1. 
Table 2.1: Spatial Allocation of RCG 2016 (Source: SAPOA, 2015). 
Spatial Area Percentage RCG 
CBD 15% 
Inner City Suburbs 29% 
Outer City Suburbs 49% 
Grey-zones 7% 
Former Black townships 0 
 
A GIS analysis of the projects in the different spatial areas shows that tenants in the 
inner suburbs and CBD areas have significantly easier access to a range of important 
socio-economic opportunities (Newton, 2016; SAPOA, 2015). Those in the other areas 
are much more reliant on single, well-developed, public transport routes to gain this 
access. The larger allocation has gone to the outer suburbs and there is presently a 
shift in allocation to these areas and the grey-zones (Rogerson and Rogerson, 2010). 
An important reason for this is the difficulty in acquiring well-located land and buildings 
at the right cost to make projects financially viable. Where municipalities do allocate 
land for social housing, they are usually reluctant to do so in better located areas 
(SAPOA, 2015; and Jacob, 2012). This is a major weakness in the process, which 
needs to be prioritised if we are to realize projects in well located areas that allow for re-
aligning of current spatial distortions and contribute to long-term socio-economic 
integration of our communities. 
There is also presently greater reliance on private developers to bring land for social 
housing development (SAPOA, 2015). They are prepared to do so with less well-located 
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land that they cannot develop for higher-end housing or commercial purposes. They are 
also prepared to release smaller pieces within larger developments where this was help 
with the gap or other ‘ownership’ parts of their projects (SAPOA, 2015; and Greenburg, 
2015). This highlights the tension between the ‘for profit’ motivations among some 
sector stakeholders with a program financial model that is most viable within a non-profit 
context (Newton, 2016; Chitsulo, 2013; and Jacob, 2012). There is general failure to 
recognize that social equity could in fact compliment long-term economic benefit efforts 
whilst at the same time meeting the development needs and challenges facing cities 
and their communities (SAPOA, 2015; and Greenburg, 2015). There are also 
indications that the Restructuring Zone approach, which is the sole spatial criteria used 
in assessing projects, spatial relevance, is becoming increasingly loose in its application 
by detracting from the original urban restructuring intent of the Social Housing Policy 
and national strategic programs (Rogerson and Letsie, 2013). 
However, there has not been a sound link of the RCG’s financed social housing projects 
and broader ‘urban restructuring’ initiatives (Rogerson and Letsie, 2013). Eight of the 
thirty two projects were in Urban Development Zones (UDZs) and only two were linked 
to broader municipal programs for ‘urban regeneration’ (SAPOA, 2015; Greenburg, 
2015). The project by-project assessment process, and the lack of clear understanding 
of social housing as a potential driver of broader urban restructuring initiatives, 
contributed to this failure to create greater synergy and to increase impact of 
Government investment (Rogerson and Letsie, 2013). 
2.4.3 The Restructuring Capital Grant on Urban Regeneration 
Over a decade and a half ago, there seems to be no sound and prominently adhered to 
policy framework for urban regeneration in South Africa (Newton, 2016; Greenburg, 
2015, Chitsulo, 2013; and Soderberg, et al., 2001). However, it is established that at a 
national level, there are deliberate and specific programs linked to legislation such as 
the Urban Development Zones (Newton, 2016), but there still exists no comprehensive 
programs to guide approaches to urban regeneration in SA (Greenburg, 2015; and 
Soderberg et al., 2001). 
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2.3.4 The Connection between Urban Regeneration and Urban Restructuring 
The notion of ‘urban restructuring’ emerged in the 1980s, when a number of planners 
mounted a sustained critique of apartheid planning practices (Shapurjee and Charlton, 
2013). Ideas associated with ‘urban restructuring’ informed the 1990s forums and were 
later incorporated into the urban development policies (Shapurjee and Charlton, 2013). 
As a consequence, ‘urban restructuring’ is one of the key notions of the post-apartheid 
planning language. It encapsulates the interlinked ideas of: 
 Compaction (combating low-density urban sprawl). 
 Integration (redressing apartheid-inspired spatial fragmentation and 
segregation). 
 Connection (densification and more effective public transportation). 
Spatial elements associated with urban restructuring are, on the one hand, nodes and 
corridors and, on the other hand, mixed-use development (Rogerson and Letsie, 2013). 
‘Urban regeneration’ is one way to restructure our cities. In the South African context, 
the notion emerged later, in the 1990s, when a combination of contextual factors was in 
favour of: 
 the accelerated decay of the inner cities; 
 the entrepreneurial turn of the 1990s, when concerns over efficiency, fiscal 
discipline, growth and competitiveness became dominant and impacted on the 
city fabric; and 
 the decentralization of urban governance and administration, more specifically 
the creation of the metropolitan municipalities (Rogerson and Letsie, 2013). 
Urban regeneration can be defined as a process to address urban decay, especially in 
inner city areas, in order to revitalize the whole physical, social, and economic 
environment of this area (Shapurjee and Charlton, 2013). The municipality generally is 
an important facilitator by creating dedicated structures, tools, and strategies. The 
actions generally occur at a precinct scale, involving both the public and private sectors 
working together guided by a coordinated plan developed through municipal processes. 
Whereas ‘urban restructuring’ is a consensual notion of the post-apartheid planning, 
‘urban regeneration’ has a more polemical content (Shapurjee and Charlton, 2013). It 
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becomes therefore significant at this stage, to consider for this specific study, the 
economic significance of rental property market for determining the sustainability of the 
sector’s performance metrics in property management and development. 
 
2.4 The Economic Benefits of the Property Rental Market 
Depending on the stakeholder’s interest within the property rental market, the following 
stakeholder economic benefits in investing in the property rental market are 
summarized (Table 2.2): 
Table 2.2: Stakeholder View of Property Rental Market Economic Benefits 
Stakeholder 
type 
Economic benefit in Property Rental Market 
Tenant Tenants have the privilege or opportunities to get accommodation at 
almost any location where their mid-to-long term needs to be resident 
in such areas bring personal economic benefits, such as employment 
in the location. 
 
Quality and competitive pricings’ availability in the market encourages 
movement from backyard housing to better housing units available in 
the rental market for prospective tenants. 
Rental 
property 
owner 
The rental property owner has the economic benefit of monthly rental 
income from the invested property (Jacob, 2012). 
 
Depending on the rent seeking behaviour and balanced against 
superior rental property value dynamics, an owner can enhance rental 
value of the said property in a manner that enhances his/her quality of 
life (Newton, 2016; and Jacob, 2012)). 
Government 
regulatory 
authorities 
Ensuring that standardized structures and aspects of health and 
safety are in place in the private sector’s property management 
business brings revenue due to certifications and penults (Newton, 
2016; and Jacob, 2012). 
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The reputation of the governing authority is contained or termed when 
adequately standardized, quality centric, and healthy rental property 
market controls are affected with regulating policy on behalf of the 
citizens. This dimension has an added synergy for the State to 
address the national housing backlog while ensuring that the private 
sector does not fleece desperate tenants (Cunningham, et al., 2016; 
and Mitchell, 2012). 
Real Estate 
Agency 
Functions 
Real estate operators and their immediate stakeholders represent a 
facility that manages and brings flexibility to access, maintenance, 
and management of rental properties on behalf of owners 
(Cunningham, et al., 2016; and Jacob, 2012); and in particular, those 
who do not possess professional proficiencies in managing their 
properties with higher economic value (Jacob, 2012)). 
Construction 
Industry 
specialists 
The post-apartheid challenges still experienced in the South African 
housing and property rental capacities are presenting market gaps 
that require extensive research and profiling for long term investment 
in the private sector (Newton, 2016; Mitchell, 2012). 
Contractors Contractors, in their different disciplines are constantly engaged in re- 
urbanization, city regeneration, and maintenance-upgrades of existing 
rental units for transactional value (Newton, 2016; and Jacob, 2012). 
Depending on their capacity to fulfill contractual obligations in service 
level agreements established enhances their market opportunities 
and presence in delivering commercial services to the property rental 
market examples of such private sector players illuminated in 
literature include Tshwane City Property Management Agency and 
City Property South Africa (Newton, 2016). 
Migrants Migrants constantly lose money to rogue real estate agents who are 
mainly designed with a foreign stakeholder element collaborating with 
registered and unregistered real estate agency (Newton, 2016; and 
Cunningham et al., 2016). Their contribution to economic 
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development for the South Africa is poignantly hindered by some 
unanticipated rental challenges that ‘water-down’ their rental savings 
as they settle (Newton, 2016). 
 
2.5 Gentrification 
Gentrification has now been acknowledged globally, as the economic, social and 
physical changes to an area that result in class transformation and displacement for 
those living and operating businesses there (Cunningham, Gewer, Majomane and 
Bussche, 2016). Whilst the process of urban change is constant and a reality, the 
outcomes of this process can also seem inevitable unless very specific steps are taken 
to mitigate the negative impacts (Cunningham, et al., 2016; Newton et al., 2016; and 
Jacob, 2012). Alternatively, gentrification has been viewed (at a minimum), as an 
unfortunate desecration of interesting and “authentic” urban neighbourhoods, a dilution 
of vibrant ethnic neighbourhoods into something that is blunt and uninteresting 
(Sheppard, 2014). At worst, the critics of gentrification have viewed the phenomenon as 
a major source of disadvantage for low income urban residents who, having established 
a community with all of its complex social networks must now see it torn apart as they 
are displaced – either by choice or compulsion – to move to other housing that is less 
desirable or alternatively remain behind to pay higher rents in a neighbourhood they no 
longer feel is their own (Rogerson and Letsie, 2013). 
2.5.1 External costs of gentrification 
In order to better understand the potential social cost of community instability Figure 2.1 
illustrates simplified form of the relationships between efforts to improve 
neighbourhoods and communities (community improvement) and associated rand value 
to represent the costs and benefits of these actions (Tipple, 2015). 
As reflected in Figure 2.1, the upward sloping line labelled “Marginal Social Cost of 
Action” denotes the cost to the community of community enhancement engagements. 
These actions have need of resources, donated, volunteered or private partner-
commercially based investment (Jacob, 2012); and this is while such resources could 
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be used for other purposes (Newton, et al., 2016). As more resources are applied to 
community improvement they become more difficult to find, recruit or purchase so the 
relationship slopes upwards (Sheppard, 2014). 
 
 
 
Figure 2.1: Gentrification and External Costs Dynamics (Source: Adaptation from 
Sheppard, 2014). 
There are two downward sloping lines in Figure 2.1, one labelled “Marginal Social 
Benefit of Action” and the other “Marginal Benefit of Action with Gentrification” (Tipple, 
2015; Sheppard, 2014; Shapurjee and Charlton, 2013). The Marginal Social Benefit line 
represents the value to the community of undertaking community improvement actions. 
It is the sum of the benefit experienced by all community members, over a lifetime of 
living in the community, of the community improvement actions. It is downward sloping 
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under the assumption that the community undertakes the highest priorities in the 
community first, generating the highest value benefits, then the next highest, and so on. 
As long as the benefit of a community improvement action exceeds the cost to the 
community of the resources used in the action, it is desirable to undertake the action 
(Tipple, 2015; Sheppard, 2014). The ideal situation for the community is to engage in q1 
community improvement actions, undertaking all those community improvement 
projects that satisfy this “cost-benefit” test (Sheppard, 2014; and Jacob, 2012).  
If the community is well-organised, then it would have devised some institutions and 
methods to support and encourage its citizens to undertake these community 
improvement actions (Sheppard, 2014). It would identify all those persons in the 
community who stand to benefit from the community improvements and convince them 
to contribute their own resources, time and efforts towards these actions in an amount 
that equals their individual marginal benefit of the actions that have been experienced 
over a lifetime in the community (Cunningham, et al., 2016; and Sheppard, 2014).  
However, the challenge is that even if the community is thus successful in overcoming 
the “free rider” problem (in which some members of the community do not contribute 
because they hope to benefit from the efforts and expenditures of others), a problem 
may arise if many residents are at risk of displacement (Tipple, 2015; Sheppard, 2014). 
Suppose that each private resident believes that there is a 50% chance that he or she 
was be compelled to leave the community as gentrification forces rents to unaffordable 
(or unattractive), levels or for other reasons (Sheppard, 2014; Shapurjee and Charlton, 
2013). In such a situation the expected value of the benefits of community improvement 
actions would be significantly reduced to persons who are at risk of displacement. As a 
result they was value their own benefits to be received from community improvement at 
a reduced level, indicated by the Marginal Benefit of Action with Gentrification line.  
When a community is subject to gentrification, its residents may value community 
improvement less than the true social value (Shapurjee and Charlton, 2013). As a 
result, even if they are persuaded to contribute the full value to them of community 
improvement, there were only view actions up to amount q0 as satisfying the cost-
benefit test (Sheppard, 2014). This is less than the socially efficient amount of 
18 
 
community improvement which is represented by q1. The Marginal Social Benefit of 
Action represents the “true” social benefit because, even though some existing 
residents may be forced or induced to leave the neighbourhood because of 
gentrification, they would be replaced by new residents who arrive and were to enjoy 
the benefits of the community improvements undertaken before they arrived (Shapurjee 
and Charlton, 2013). The Marginal Social Benefit of Action takes this benefit received by 
the “gentrifiers” into account. By undertaking only q0 community improvement actions 
rather than the efficient amount q1, the neighbourhood is losing out on the benefits that 
could be obtained by adding the q1 – q0 actions where Marginal Social Benefit exceed 
the Marginal Social Cost. The amount of the loss is the shaded triangular area in Figure 
2.1 labelled Social Loss from Reduced Action. This social loss is why gentrification is (or 
might be), a problem even without consideration of the distributional impacts of 
gentrification or the costs of moving. This social cost arises even if the poor are no more 
likely to be displaced from a gentrifying the neighbourhood than middle-class residents. 
 Traditional analysis of gentrification has tended to neglect this potential cost for 
one or more of three reasons: 
 The possibility that higher risk of displacement would lead to undervaluation of 
community improvement did not occur to the analyst.  
 The possibility was recognized, but the analyst assumed that all or most of the 
community members were home owners, and that the value of community 
improvement benefits would be reflected in – “capitalized into” – the value of the 
homes. Community members might not continue to live in the neighbourhood but 
if the actions were undertaken they would either directly enjoy the stream of 
benefits OR would sell their home at a higher price reflecting the present value of 
the stream of benefits and thus get to enjoy the benefits indirectly. In any event 
their personal evaluation of the benefits would reflect the full value, and the gap 
between the Marginal Social Benefit and the Marginal Benefit with Gentrification 
would be very small or non-existent (Sheppard, 2014).  
The analyst recognized that not all in the community were home-owners, but assumed 
that in the case of renter-occupied property the landlord would have an incentive to 
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contribute towards the community improvement actions in amounts reflecting the 
benefits to be received by current and prospective future tenants, because the value of 
these benefits could be recovered through higher rents (Tipple, 2015).  
Shapurjee and Charlton (2013) assert that the final reason for ignoring the role of 
gentrification listed above is of particular interest. It is clear that increased risk of 
displacement and the consequent truncation of enjoyment of the benefits of community 
improvement actions could potentially lead to undervaluation of the marginal benefits of 
such actions. It is also clear that the communities that are affected by gentrification 
contain substantial numbers of residents who rent their dwellings rather than own them 
(Tipple, 2015). It is possible, however, that the combination of property owners, of both 
owner- and renter-occupied property, would provide sufficient valuation of the benefits 
of community improvement actions to yield the efficient amount of efforts towards such 
actions. 
2.5.2 Challenges of Gentrification and Urbanization in South African Cities 
Previous studies converge that residential occupation has increased by 2.5 times within 
20 years with no increase in residential density and this leads to overcrowding and the 
ageing infrastructure being overburdened (Statistics South Africa, 2015). This results in 
many people paying high rentals in poor conditions. Chitsulo (2013), argues that there 
exists a poor response towards all level of informal activity, particularly by law 
enforcement. This is while there is an incessant lack of coordination between crime 
prevention activities and other initiatives such as the better building programmes and 
migration control (Shapurjee and Charlton, 2013). Despite the above, Hillbrow and 
Berea are under threat of gentrification and a number of factors together with the rapid 
rate of urbanisation around Gauteng have led to an increased demand for 
accommodation close to places of urban opportunity. 
2.6 Challenges Experienced by Property Owners in Managing Rental Properties 
This section explains the challenges that rental property owners face in ensuring that 
their properties are returning to their rental investment strategy: 
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2.6.1 Chasing rent cheques 
Newton (2016), argues that most property owners, in particular, those that do-it-
themselves without engaging real estate agencies to manage their properties, fail 
incessantly to follow up their rental cheques at the end of the month. This is while rental 
property owners sometimes heavily depend on automated letters for rental payments, 
while they experience late payments that they struggle to collect (Shapurjee and 
Charlton, 2013). 
Chitsulo (2013), suggests that, with technology now becoming more accessible to most 
tenants, it is easier for rental property owners to use banking systems that automatically 
deduct rental payments from each tenant directly from their banking accounts; upon 
ensuring that this state of affairs is agreed to by the tenant and landlord or real estate 
agent. 
2.6.2 Failure to maintain rented properties 
As illustrated in Figure 2.2 below, rental properties are largely unmaintained for different 
reasons.  
  
Figure 2.2: Maintenance challenges on rental properties (Source: Newton, 2016). 
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Figure 2.3: Tshwane Property Development and Gentrification Dynamics (Source: 
Own Source). 
2.7 Challenges Experienced by Tenants in the Property Rental Environment 
As argued by Newton (2016); Sheppard (2014); Chitsulo (2013), and Jacob (2012), 
most of the challenges experienced by tenants are discussed as follows: 
2.7.1 Rental property owners not regularly maintaining their properties 
Jacob (2012), argues that property maintenance challenges are usually the primary 
concern for many prospective tenants and has had the tendency to create or generate 
perceptions towards the property. The cost of the rented property is found to diminish 
significantly in terms of monthly rentals when it is not maintained due to ageing. This is 
while the increased availability of situational properties being vacant, may render such 
unmaintained [properties as unviable for business (Chitsulo, 2013). 
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2.7.2 Rental costs not tallying with neighbourhood approximations or acceptable 
variations 
Some tenants find it a challenge to enter into lease agreements, or rather negatively, 
perceive those rental properties that are highly costly per month, rental payments while 
the other neighbourhood units in the same area offer lower rates (Chitsulo, 2013; Jacob, 
2012; Trussell, 2010). Except for some exceptional investments in upgrading and 
replacing ageing equipment and property components, the rental market is generally 
adapted to “warm up’’ to standard rental brackets, that are influenced by the location 
and not absolutely by personal rental property upgrades. This is why Chitsulo (2013), 
and Jacob (2012), converge that entities or individuals, who also invest 
entrepreneurially, by making available extra non-functional and functional quality 
improvements to their structures, certainly have a particular niche from the wide base of 
prospective tenants, who typically consider such offerings with transactional value. 
2.7.3 Challenges with Space in Rented Properties 
The most depressing reality for an increasing number of CBD tenants, is that rental 
property managers and owners are sub-dividing their rental spaces, without municipal 
approvals (Chitsulo, 2013). One drawback to this profit maximising development is that 
tenants, especially those of foreign origin, pay exorbitant amounts of monthly rental 
costs for such properties, although the levels of discomfort from a reduced quality of 
privacy and movement within rented units, illuminate significantly (Newton, 2016). The 
more the rented units are within more proximate to the CBD, the higher the rental 
property space divisions within each unit. These developments are further found to be 
largely initiated by unregistered (and a few registered real estate managers and home 
owners) entities or individuals whose rent-seeking behaviours far exceed the level of the 
quality of the rental space, typical locational costs and maintenance performance on the 
very rented units of flats (HDA, 2016; and Newton, 2016). 
2.7.4 Uncomfortable late rental payment penalties with little or no grace period 
While the emotional side of tenants failing to pay rent on time is to the disadvantage of 
the rental property owner (RPO), there is an increased tendency to do away with grace 
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periods of at least a day to five, when it comes to establishing late rental payment 
penalties (Cameron, 2015; Yates, and Wulff, 2012). Chitsulo (2013), argues that most 
rent-seeking tenants sometimes append their signatures to lease agreements forms, 
without adequately comprehending this specific penalty clause and find themselves 
expending a lot more from ignorance. The levels of frustration sometimes induce high 
turnovers of rent-seeking individuals in renting units where unscrupulous RPOs use this 
mechanism to maximise on generating revenue from such unaware tenants (Newton, 
2016; Cameron, 2015; and Chitsulo, 2013). 
2.7.5 Safety of Rental Properties not adequately addressed 
Newton (2016), argues that the rent-seeking attitudes of some real estate operators can 
far outweigh the installation of security measures and structures within rented 
properties. The appetite for profit maximisation is found to be an “inherent disease” that 
affects strategic and timely responses to safety measures being put in place (Newton, et 
al., 2016; and Greenburg, 2015). The development of establishing two or more different 
families in a standard one-family apartment, implies that entrance and exit points are 
compromised with little accountability (Sheppard, 2014; and Chitsulo, 2013). 
2.7.6 Crime rings in and around Rental Properties in CBDs 
The lack of municipal controls, monitoring and regulations in CBD rental properties, 
have been found to be a chief antecedent to the proliferation of criminal activities, such 
as drugs, prostitution, human trafficking and other unlawful activities, by both locals and 
foreign nationals resident in South Africa (Greenburg, 2015; Tipple, 2015). The 
Tshwane CBD is one of the most densely populated areas, with foreigners condensed 
in several flats residing without proper documentation. These migrants easily find a 
living through illicit dealings which are usually executed or conducted, in and around 
rented properties. RPOs generally ignore or give low urgency to prioritising tenant 
profiling in case of accidents, or other unforeseen events (Newton, 2016; and 
Greenburg, 2015). Literature here implies therefore, that the levels of crime in the 
rented properties, pose a threat to genuine rental tenants, while at the same time 
making it difficult to meaningfully upgrade such places when they are not easily 
accessible to regulators and municipal lands, housing and development officials. 
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2.8 The Bid Rent Gradient Theory to Rental Property Management 
Alluded to by (Allonso, 1964) citeds in Tipple (2015) and also referenced to as, the 
Alonso Theory, the Bid Rent Gradient Theory establishes that rents are bid upwards, 
close to the central business district (CBD), as rental property owners attempt to take 
advantage of reduced tenant transportation conveniences and costs. Tenants and 
residents living close to the CBD, are seen to travel less distance to work or access to 
some social amenities, while those that live a longer distance, travel greater distances 
to access the same amenities and basic social and economic functions (Tipple, 2015).  
In converse, the theory states that rents are actually lower away from the city centre due 
to higher transportation costs. As such, the theory has stood the test of time and is still 
applied in many real estate firms, to establish more appropriate rental costs to managed 
rental properties (Tipple, 2015). The Alonso theory implies that, through competition to 
minimise transportation costs, rents become a negative function of distance from the 
city centre. This is illustrated in Figure 2.2 as follows: 
 
 
 
 
 
 
 
 
 
  
Figure 2.3: Alonso’s Bid Rent Gradient Theory (Source: Alonso, 1964). 
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Rents 
CBD/ City 
Centre 
Distance from 
CBD/City Centre 
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As the model reflects, rents are higher closer to the city centre and lower in the 
periphery. The theory establishes that by living further away, residents are subject to 
high transportation costs in exchange of lower rents per unit of housing in the rental 
property market (Martinez, 2012). 
2.9 Conclusion 
This chapter discussed the industry literature in relation to the property rental market 
and focused its specific focal point on the South African property rental market. A 
determined evaluation of the property rental in Tshwane CBD has been discussed. The 
aspect of sustainable human settlements, according to the National Housing Act of 
1999, and the dimensions of urban regeneration and redevelopment have been 
elaborated in the current thinking. The economic benefits of the property rental market 
have been outlined in literature. This is while the economic benefits of the property 
rental market, opportunities existing and challenges by tenants and the property owners 
(and real estate management), were illuminated in literature. Inevitable and essentially, 
the delicate issue of gentrification, its impact on urbanization, as well as the negative 
implications perceived within the concept have been discussed. In doing so, the 
literature’s current thinking discussed the external costs of gentrification, thereby 
enlightening the research on aspects of community improvement programmes that 
augment displacement initiatives undertaken, while concurrently evaluating the costs of 
improvements, against expected economic benefits, that affect not just individual 
potential property owners, but communities as a whole. 
The conceptual review further discussed two theoretical dynamics, synonymous in 
property rental market dynamics and urban re-development or regeneration or 
upgrading as other authors (Jacobs, 2012) prefer to coin the terms. The aspects of rent-
seeking behaviours, distance from proximate amenities and the cost of transportation 
were illuminated in the conceptual chapters. The significance of these conceptual 
considerations were therefore be further tested and validated in the analysis of findings, 
after establishing the exact methodology that this specific research discusses in the 
next chapter. 
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CHAPTER THREE: RESEARCH METHODOLOGY AND DESIGN 
3.1 Research Methodology 
A research methodology explains the approach that was be used to collect primary data 
from the selected respondents to a study for subsequent analysis with literature 
(Saunders et al., 2016). The process initiates with establishing the research approach to 
be used in the study, the sampling strategy, its justification, and the administration and 
collection of the evidence for the study. The methodology concludes by explaining the 
manner in which the gathered data was be analysed, as well as explaining the ethical 
considerations that guided the engagement with the research participants (Young and 
Hren, 2015). 
3.2 Research Design 
A research design defines the logical steps that were followed in gathering empirical 
evidence (Leedy and Ormrod, 2010). The steps are sequential in procedure and follow 
the methodology adopted in the research to establish the required data from the 
phenomenon (Babbie and Mouton, 2011). However, in doing so, it is critical to recapture 
the study’s objectives and hypothetical assumptions. 
3.2.1 Research Objectives 
The study established the following research objectives to guide the research: 
 To establish the factors leading to high dilapidation of the Tshwane property 
rental market in its CBDs. 
 To determine the challenges experienced by the tenants in respect to comfort 
and safety of their rented properties. 
 To determine challenges faced by the rental property owners in establishing safe, 
comfortable housing facilities that would fulfill the tenants’ expectations. 
 To determine economic opportunities that can be realized in improving the 
conditions of the rented property market. 
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 To determine how best the rental property market can improve its 
accommodation facilities in a sustainable, comfortable and secure manner for the 
Tshwane CBD renting tenants. 
3.2.2 Hypothetical Assumptions of the study 
According to Creswell (2013), an assumption is a self-evident truth, a condition taken for 
granted. The following assumptions are present: 
 Housing problems are experienced in Tshwane CBD; 
 Data would easily be available; 
 Response rates would be high; and 
 An adequate constituent of landlords and tenants have got access to the internet 
and was be able to complete the questionnaire via e-mail. 
3.3 Positivist and Interpretivist Research Philosophies 
Research processes are typically grounded by paradigms that argue the case of what 
research methodology can be followed for a specific study in order to gather the most 
adequate data from subjected enquiries (Saunders et al., 2016). Teddle and Yu (2013) 
identify two key philosophies that are consonant with many other scholars (Saunders et 
al., 2012; Trochim, 2012; & Wathen et al., 2014), and these are Positivist and 
Interpretivist research paradigms. 
Table 3.1: Positivist and Interpretivist Research Philosophies (Source: Adapted 
from Trochim, 2012). 
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The positivist research philosophy argues that there is objective reality to be considered 
where the researcher is situated outside the phenomenon in the process of gathering 
empirical evidence (Saunders et al., 2012). Positivists believe in the quantification of 
evidence and produce reliable data from what is known to exist and requires to be 
tested for significance and importance to the research (Teddle and Yu, 2013). This is 
while Interpretivists are more concerned with understanding the deep underlying issues 
happening in a social setting. Although the findings produce low reliability, the paradigm 
is known to establish rich data from which validity can be attained. It further posits as 
more suitable for smaller samples to allow for enough time to deeply investigate the 
setting’s units of analysis for empirical data. 
3.4 Selecting the Appropriate Research Methodology 
Selecting the appropriate research methodology for the specific study was required that 
all material or elements within the units of analysis are quantified and qualified for 
adequacy and relevance. This section therefore discusses the common research 
methods as it explains and justifies the chosen strategy.   
3.4.1 Quantitative Research Approach 
A quantitative research approach is characterized by its ability to output essential 
statistical significance of tested variables to a large sample size. The stakeholders that 
are of significance to this study exist in variant stakeholder cultures and functions; an 
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antecedent to access a wider pool of potential respondents. The strength of generating 
frequency outcomes to enquired data improves in establishing the accuracy of data and 
subsequent generation of information and knowledge about the problem existing within 
the phenomenon. The researcher is excluded from participating as survey questions, for 
instance, can be data collection instruments structured in design with conceptually 
predicated enquiries. Analyzed data gives the objective reality of the measured 
assertions within the enquiries. However, quantitative research suffers from its 
challenge to expose deep underlying issues or new observations because by design its 
enquiries are premeditated.  
3.4.2 Qualitative Research Approach 
A qualitative strategy is characterized by its deep probing nature during data collection. 
The sequential design of the enquiries is semi-structured in order to permit for key 
issues coming out from the interviews and or material evidence observations to be 
exposed for further analysis. The researcher is typically involved within the setting while 
he must be able to use his aptitudes and high cognitive ability to select the most 
reflective units of analysis to the relevant key research questions of the study. This is 
while the researcher is not leading participants in order to mitigate on bias. However, 
the deep probing characteristic of qualitative research makes it a constraint to establish 
a large sample size that is easily achieved in a quantitative approach.  This is while 
there is agreement by several authors (Wathen et al., 2014; Creswell, 2012; and 
Trochim, 2012), that a smaller sample size, as is the case with this methodology, is 
most suitable for deep rich insights to be extracted from the units of analysis. Adequate 
time is given to each respondent to create the opportunities to gather what might 
otherwise be missed from a rigged design model of an enquiry. Analyzed data from 
qualitative research is typically narrative and descriptive with inductive reasoning 
employed to give meaning to analyzed data (Hussey and Hussey, 2010).   
3.4.3 Mixed Research Strategy 
A mixed research (triangulation between methods) uses two or more research methods 
to gather empirical evidence for a study analysis. A quantitative research component is 
combined with a qualitative approach (Teddle and Yu, 2013). The authors argue that a 
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“qualitative-quantitative” research strategy ensures that there are objective realities from 
which data can be sought, while deep-insights are also exposed from deep-probing 
enquiries within the same setting of the study. This approach implies therefore that a 
mixed research may require a combinational sampling strategy to appropriately reflect 
on the targeted population in the study. 
The study selects the option of a mixed research gathering from its strength in tri-
angulating on key themes. An interview process of primary data collection was allow for 
emotional connections to the study’s social linkages to expose deep underlying issues 
influencing the challenge in appropriate rental processes and procedures in the 
Tshwane CBD (Creswell, 2012; Teddle and Yu, 2013). A pre-mediated set of survey 
enquiries were used to test the research’s assumptions in order to measure the level of 
agreement with the existing property rental dynamics in the setting of the study. The 
quantification of the data outcomes from the setting of the data was give an accurate 
and objective outlook to the findings upon which the data can be relied on and validated 
statistically (Teddle and Yu, 2013). 
3.5 Sampling Strategy 
A sampling strategy defines the manner in which the research comes up with its units or 
elements that reflect the characteristics within the target population of the study 
(Wathen et al., 2014). The sampled participants and or materials of analysis and 
observations are arrived at in a sampling technique; and the researcher is expected to 
ensure that the units of data collections and analysis are adequately representing the 
target population (Wathen et al., 2014; Creswell, 2012). This is discussed next. 
3.5.1 Target Population 
The total number of research participants and observational material from this study 
defines the target population of the study (Teddle and Yu, 2013). This specific study 
purposes to use a multi-stakeholder approach to access 10 CBD housing units, 15 
housing unit renting owners, 10 real estate companies, the Gauteng Department of 
Housing Development. Cumulatively, the research projects that 500 potential 
respondents have some form of chance to be selected to gather data for this study. This 
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study therefore establishes its target population to be 500 potential respondents to the 
study from the variant stakeholders of interest to the research. 
3.5.2 Sample Size 
A sample size is the total number of units of analysis from which data was be collected, 
analyzed and interpreted (Wathen et al., 2014). The units of analysis include people and 
material evidence for observations pertaining to the key research questions influencing 
the study (Wathen et al., 2014; Saunders et al., 2012). This study establishes a hundred 
member sample size within which ten (10) participants would be subjected to interview 
enquiries. The 100 participants were randomly selected from their disaggregated 
groupings using survey questions. 
3.5.3 Choosing a Stratified and Systematic Random Sampling Technique 
A combination of a stratified technique with a systematic random sampling one allows 
for the exposure and an opportunity for participants in variant stakeholder backgrounds 
of interest to the study to be accessed with a high degree of heterogeneity (Teddle and 
Yu, 2013; and Hussey & Hussey, 2010). The justification here is that the different 
characteristic backgrounds of the respondents in the target population would be 
demarcated logically by the type of organizations they represent as well as their 
positions within the stakeholder of interest philosophy demarcating this specific study 
(Hussey and Hussey, 2010). Typical stakeholder groups from the target population 
would be achieved through a disaggregation of backgrounds such as contractors, 
tenants, property owners, real estate agents, regulatory agents and industry specialists 
or investors as the multi stakeholder group for data enquiry. The study was deliberately 
used a purposive and convenient non-probability sampling technique to gather views 
from ten interviewees.  
A systematic random sampling technique would be used to gather primary information 
from the 100 member sample size for quantitative data outcomes. The approach would 
use every 3rd element (constant), from the order of listing of the participants in their 
respective organizations or settings. A cumulative number reaching up to the first 100 
respondents whose collected data responds to all survey questions is fully and 
satisfactorily answered. As such, the targeting of the 100 survey respondents would 
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require that the systematic random sampling approach exceeds its target projection to 
hundred and fifty (150) accessible potentials to create allowance for non-responsive 
participants. Exceeding the sample size required as explained, allows for the research 
to have a higher chance of meeting its determined sample size for the data required. 
The random sampling component of the approach further ensures that there is no bias 
put on the researcher to select participants from the same setting using selective 
perceptions that might otherwise contaminate the objective preventability and integrity 
of gathered data. 
3.6 Data Administration and Collection 
Interview questions would be administered to ten (10) respondents and sent via 
electronic mail prior to an agreed determined date for the discussion of the interview 
questions (see Appendix C). As suggested by (Saunders et al., 2012), adequate data is 
best collected from the setting that influences interest of the research as this also 
enhances the researchers ability to understand underlying issues observable within the 
setting itself. This included the interviewee, him/her, or scripts, policy documentations, 
visions, mission statements and other units of material within the environment that may 
yield data for analysis to the research. The interview process was not be leading but 
subjective to semi-structured research questions whose order or sequence of enquiry 
was be flexible to permit for deep probing of new issues as they arise during the 
discussion points (Teddle and Yu, 2013). Rich data that may signify the outcome of the 
study may be optimized for documentation in this manner. Using an online monkey 
survey, a targeted one hundred and fifty (150) respondents from the stratified random 
sampling techniques would be targeted to ensure that the minimum required 1 000 had 
been attained. The key objective here was to guarantee the validity and credibility of the 
gathered empirical evidence. 
3.7 Data Analysis 
Collected data was organised according to the two defining and combined approaches. 
Transcribed and audio recorded information from the interview discussions was be 
sorted as primary documents and analyzed for key phrases that was generate 
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significant themes from the findings (Wathen et al., 2014). The themes generated were 
specific and subject to one or a number of the research questions defining the whole 
semi-structured interview discussion points.  Key phrases, statements and accounts of 
interests during interviews across the ten participants was captured, condensed and 
explored for significant themes during analysis.  Conversely, fully answered survey 
enquiries were used with the numbered variables on the Likert scale of five (5) weights 
to seek the degree of significance of agreement to subjected questions. The survey 
questions were further subjected to a process of descriptive analysis of frequency 
distributions to answers from the given pre-designed enquiries. Statistical Program for 
Social Science (SPSS) was used to load and organize the collected data according to 
the presented data types of enquiry. The representative cumulate of variable responses 
on the measured scale was determined the statistical interpretations that would be 
generated from the data in response to cross-tabulations and direct enquiries to specific 
variables from the survey questions. 
3.8 Reliability, Generalisability and Credibility of Findings 
A process of research in which data is tri-angulated between methods had a high 
degree of data validity and credibility in its outputs (Saunders et al., 2016). The 
structuring of data outcomes in a mixed research approach allowed for congruencies to 
be determined to further enhance the credibility and generalisability of the findings. 
Conversely, generalisability of data findings indicated that another researcher may be 
able to follow the audit trail of this specific research in a different setting and be able to 
administer and acquire similar data outcomes and realities (Trochim, 2012). Data 
accuracy enhanced through statistical inferences from a large sample of 80 
respondents would be attained while rich information would be acquired through open-
ended and semi-structured questions within the settings influencing the study. 
3.9 Limitation/Delimitations of the Study 
The setting and boundaries influencing the setting from which enquiries was done 
presented a small area of analysis for data that required a generalisability significance 
that reflects to other areas affected by the rental property market business in South 
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Africa. However, the Sunnyside and Pretoria CBD areas identified as the settings of this 
enquiry, present themselves as the most reflective areas of South Africa where existing 
property management challenges, housing opportunities and aspects of suitability and 
safety, health dynamics are traditionally prevalent. This presents these settings as 
appropriate reflection of areas where the property rental market experiences its best 
and worst case scenarios of challenges and opportunities. 
Time, again was another resource constraint, to the study. Time to administer the two 
sampling technique approaches combined together, the conducting of interviews, and 
the monkey survey exercise; together with logistical challenges, was present as 
challenges to the attainment of adequate data enquiries. However, this study ensured 
that there is adequate preparation time for the study to fulfill all logical steps and 
procedures to the completion of the full research report. 
3.10 Ethical Concerns 
This specific research ensured the following ethical concerns are addressed in 
engaging and soliciting for respondents from the identified target population: 
 There were no participants who would experience any form of harm, emotional or 
physical, as a result of the willingness and eventual participation to the study. 
The research was undertaken to ensure that all processes and standard 
procedures to protect participants, including compensation for harm, was 
explained and setup. 
 There was full anonymity and confidentiality to the respondents to ensure that 
their identity as participants, as well as the specific content information shared, 
does not link them directly to the research. Documented responses to research 
enquiries was be locked away and only used with the permission of the 
respondents themselves. 
 There was given consent from the respondents to ensure that they are in 
agreement to the terms of engagement, their rights, and free to disengage from 
completing or participating thereof, in the study’s process of data gathering. 
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3.11 Conclusion 
This chapter discussed the research methodologies typically employed in gathering 
empirical evidence during research. Guided by the research paradigms underlying their 
structured designs and approach dimensions, the chapter has justified the use of a 
mixed research approach. In the reflection of the triangulation between methods, the 
main issue is the ability to gather both deep insights into the research problems, 
opportunities and solutions to be provided; while pre-determined assertions to the 
property rental challenges and opportunities therein would be subjected to objective and 
measurable enquiries. This allows for accurately determined component of data to be 
exposed to allow for the objective reality of the study to be exposed. Research 
assumptions influencing the study were also answered henceforth. 
The next chapter following discusses the gathered empirical evidence for the study. 
  
37 
 
CHAPTER FOUR: RESULTS AND ANALYSIS 
4.1 Introduction 
The preceding chapter discussed the mixed research strategy that was used to gather 
empirical evidence for this specific research. This chapter discusses the results from 
fieldwork. It begins by outlining and explaining the demographic background comprising 
the research participants reached out and contributed to the study. 
4.2 Demographic Information 
Demographic information gathered from the stakeholders who participated as research 
participants permit for this study to attain a better understanding of the respondents’ 
backgrounds, while the information may also explain patterns of contribution assertions 
that may relate to specific aggregated and typical backgrounds found within the sample 
as argued by Creswell (2012) and Saunders et al (2012). The demographic information 
is explained next. 
4.2.1 Age Range of Survey Participants 
Figure 4.1 illustrates the data on age range of the research participants in both research 
methods integrated together;  
 
Figure 4.1: Age Range 
18-25 Years 
29% 
26-35 Years 
28% 
36-45 Years 
19% 
46-55 
Years 
16% 
55 Years and 
above 
8% 
Age Range (years) 
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From the data of Figure 4.1, it can be seen that there exists a normal distribution in age 
ranges as illustrated. However, the largest representation from the age groups is 18–25 
years and has 29% of the research contributors. Data also shows an almost equal 
frequency of 28% with the 26-35 years age group. The older age group 36–45 Years 
subsequently has 19%, while 16% are in the 46–55 years age range. The least 
represented age group is the 56 years and above with 8% of the total sample size. 
4.2.2 Stakeholder Type 
The data in Figure 4.2 gives information on the stakeholder type defined in this study’s 
aggregation of its research contributors as explained the preceding chapter: 
 
Figure 4.2: Stakeholder Type 
From the data illustrated in Figure 4.2, it can be seen that tenants formed the largest 
part of the sample size with 35% representation in the contributing participants to the 
research’s empirical evidence. Real estate agencies come second, distant, with 14%. 
Property owners are just over a third of the tenants in the sample, with 13%. Private 
contractors and construction/property development specialists respectively compare at 
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11% each. The same is seen in the least represented sample stakeholder aggregation, 
with municipal/government agency regulators, and public contractors both revealing an 
8%, respectively. 
4.2.3 Years of Experience in the Stakeholder Group 
Figure 4.3 illustrates data on the years of experience in the stakeholder group. 
 
Figure 4.3: Years of Experience 
From the data illustrated in Figure 4.3, it is seen that the largest sample size with 25% 
representation of the interviewed participants have less than a year of experience in the 
rental property stakeholder group. A cumulative of 35% represents the participants who 
have between 1–10 years of experience in the rental property stakeholder group. From 
the interviewed participants 22% have between 11–15 years of familiarity in the rental 
property stakeholder group. The least represented group with 7% is those with 16 years 
and above in the rental property stakeholder group. 11% of the interviewed participants 
do not have any experience in the rental property stakeholder group. 
4.2.4 Highest Educational Qualification 
Data in Figure illustrates the highest educational qualifications from the mix-research 
strategy approach: 
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Figure 4.4: Highest educational achievement 
Data in figure 4.4 shows that a near normal distribution of the educational qualifications 
is seen in the survey respondents. Respondents with the largest representation of 34% 
have certificates. Those with diplomas make 235, while those with degrees make 18%, 
equivalent with the number of those below metric. Data further shows that 6% of the 
contributing participants have a Master’s degree. This is while only 1% from the survey 
makes the least representation with a PhD/Doctorate qualification from the survey. 
 
4.3 Qualitative Results 
4.3.1 Factors leading to high dilapidation of the Tshwane property rental market 
in its CBDs. 
Respondents were enquired on what factors lead to the high dilapidation of rental 
properties in Tshwane’s CBDs. From the ten research participants, five key issues (see 
Figure 4.5), came out from the interviews. 
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Figure 4.5: Factors leading to high dilapidation of the Tshwane property rental 
market in its CBDs 
 
4.3.1.1 Poor rental property management methods from engaged property rental 
and real estate agents 
Half of the ten interviewed participants raise the problem of inadequately qualified and 
positioned human resource functions within real estate agents. Participant I asserts that 
management and staff in rental property management are; “…typically focused on 
optimizing on profit in business and not strategically positioned to maintain or increase 
the rental property value in their dealings with property owners. 
Participant C reiterates this assertion by stating that most real estate agents are not 
trained properly, in particular those engaged in property valuations, rental costing and 
management of maintenances and equipment replacement. 
4.3.1.2 Lack of capital to refurbish/renovate the properties 
Participants A and D raise lack of enough capital investment from either contracted real 
estate companies and directly managing rental property owners. 
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“…funding is the real threat to the viability of the rental property business. It is 
critically a matter of rental collections not adequately covering for the renovations 
and replacement of aged equipment in the properties” – Participant A. 
 
Figure 4.6: A Poorly Refurbished Sink in a Rented Flat 
Empirical Observation: An illustration of a broken sink tap in an Arcadia Apartment, 
Pretoria. 
The above illustration of a poorly maintained bathroom shows a sink with a broken tap 
that has no tape handle; implying it requires corrective maintenance. Participant E 
asserts that there is a dearth of inadequate funding to refurbish rental property 
equipment because they collect minimum rental incomes that do not sufficiently address 
their household income demands as a rental property landlord. 
 “The money to replace aged equipment is just not there…” – Participant D. 
At least 30% of the interviewees converge on the notion that adding rental space 
significantly assists in renovation funds, however, Participant B, cautions that adding is 
an attribute to poor rental property management. This argument is also raised by 
Participant G who adds that there is little funding for small and medium size rental 
property operators. The argument is further buttressed by participant C who asserts that 
rental property agents are known to be unscrupulous and typically high risky sectors for 
financial loans.  
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4.3.1.3 Delayed renovations against cumulative latent defects and faults for 
maintenance or replacement 
Participants A, J and B raise that aspect of delayed renovations, as an antecedent to 
ageing equipment and failure to adequately refurbish, or renovate their properties. 
Participant A suggests that when there are cumulative delays in replacing and repairing 
latent defects for instance, there is a nearly equal accumulation of the cost factor to 
renovate the affecting defects or equipment. This argument converges with Participant J 
assertions: 
“…they (owners and or property managers) delay renovations while the affected 
property areas are further dilapidated from the effects of other stress factors from 
identified defects” – Participant J. 
Participant B agrees with the latter two respondents by arguing that real estate agents 
proliferating in CBDs are largely unregistered and lack professional experience in their 
rental property dealings, such as asking for maintenance fees from tenants when it is 
their role or responsibility. 
4.3.1.4 The problem of bogus and unregistered real estate agents that fleece 
prospective tenants 
The challenge with most renting tenants is predominantly illuminated with bogus and 
unregistered real estate agents as explained by 40% interviewees. 
As shown in Figure 4.7, partitioning rental rooms is one common development that is 
found in over 60% of rented units, if not more, a reflection of how fraudulent 
collaborations between registered and unregistered rental property agents continuously 
persist. Participants E and H agree with the latter when they assert that the high 
demand for rental space in the Tshwane  CBD,  and extending to areas such as 
Sunnyside (see Figure 4.7), Arcadia, Gezina, Hatfield and Menlyn is prevalent because 
of the large student population and a huge part of the Pretoria workforce community. 
This scenario is further buttressed by Participant I who declares;  
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“…the huge demand has gradually and recently aggressively created intended 
and unscrupulous collaborations within licensed and unlicensed rental property 
stakeholders to partition the flats to smaller spaces for more rental profit 
margins….and this is unregulated and unlawful” – Parcipant I.   
 
Figure 4.8: Rented partitioned room 
Empirical Observation: An illustration of a rented partitioned room and partitioned door 
in Sunnyside, Pretoria. 
4.3.2 Tenant’s challenges with assuring safety of their rented properties 
From the interviews, the aspect of security and safety is raised by half of the 
respondents as a factor that induces high tenant turnovers in a short period of time. 
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Figure 4.9: Security Systems Adequacy 
As shown in the illustration, respondents assert that inadequate security systems are 
installed and do not provide the necessary security parameters. Participant J points this 
challenge largely on property rental managers and real estate agents. Some security 
features and devices, such as alarm systems, CCTV camera systems, as well as 
energy meters are exploited for cheap equipment at installation or maintenance save on 
profit margins or dividends in the rental property business. 
4.3.3 Economic opportunities that can be realized in improving the conditions of 
the rented property market 
There are 50% of the respondents who state that a sustainable business experience, 
with stable income, can be realized when rented properties are maintained with efficacy. 
Participant B states that satisfied tenants practically intend to stay within a well 
maintained apartment. This argument is raised by Participant G when the dimension if 
tenant turnovers are exposed in the phenomenon. Here the scenario is that the tenants 
tend to pay similar rental costs every month and have the option of selecting the most 
habitable, comfortable and spaciously possible rental units. Such, as stated by 
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Participant C, it is prudent to ensure that adequate maintenance, security and safety 
concerns are addressed according to local regulatory requirements and certifications. 
Participant E raises that rented properties that see several tenants intending to maintain 
their rented properties are also reflective of enhanced security features and installations 
to ensure the tenants feel as safe as possible owing to the typical high crime 
frequencies in the same rented areas.  
 
Figure 4.10: Empirical approach to improving rented property market scenarios 
4.3.3.1 Mitigating on usage of middle-men to optimise on critical stakeholder 
interest realization. 
Over 60% of the respondents state that mitigating usage of middle-men, who turn out to 
be largely unregistered, is one area which must be addressed. This argument from 
Participant I is also supported by Participant F who asserts however, that it would be 
prudent to ensure that middle-men are those that are registered and proficient in 
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assisting property owners in strategically and economically managing their rental 
property units in CBDs. 
4.3.3.2 Provision of adequate space for urbanization close to CBDs 
Participants F and J further assert that Government must ensure that more adequate 
space for urbanization close to CBDs must be optimized for rental property 
development in order to augment the shortages reflective in the property rental market. 
This argument is, however, not supported by Participant A, who suggests that instead of 
adequate space areas for the property rental markets, Government ought to partner 
with the private sector organisations to realise administrative economic benefits outside 
of a merely regulatory role. Participant E implies the same by recommending that 
Government-private sector partnerships in property development must be improved with 
more collaboration inclusive of funding through group stakeholdership to optimise 
stakeholder interest attainment across the property rental market value chain. 
4.3.3.3 Regulatory authority and control proficiencies in the rental property 
market 
Participants argue that regulatory authorities are largely not proficient with rental 
property standard requirements as may be set out in the Rental Property policy 
frameworks. Participant A suggests that regulatory personnel must be continuously 
educated and oriented on property rental dynamics to ensure they accurately identify 
latent defects and other faults that may endanger tenants and landlords themselves. 
Again, as argued by Participants C and G, regulatory human resource functions are 
found to be incompetent in detecting latent defects and imminent safety and security 
deficiencies in the rented units under their regulatory demography. 
“…the major setback is the inefficiencies in the municipal and local regulatory 
agents who seem to be ignorant of what is reality. With over 60% of rented units 
in Sunnyside that have partitioned spaces, outside the law, then it means the 
local authorities are not doing an effective job” – Participant G. 
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4.3.3.4 Improving on response times to rental property defects and service faults 
Participants A, B, F and J assert and agree on the aspect of delayed or unserviced 
repair request calls or maintenance or repairs of defects or developing faults in rental 
property equipment. 
“…agents typically take long to react to developing faults and it becomes even 
cumulatively costly because the problems mount” – Participant A. 
 Participant B argues that security faults sometimes are repaired in the morning;  
“…imagine begin a flat elevator and the repair contractor cannot observe the golden 
hour” – Participant B. 
4.4 Quantitative Results 
This section explains the quantitative results that were gathered from fieldwork across 
the stakeholder groups informing the research survey. 
4.4.1 Factors leading to dilapidation of the Tshwane CBD Property Rental Market 
In order to answer to this objective enquiry, survey respondents were enquired on the 
notion of prioritising rent income without budgeting and addressing property dilapidation 
defects in the rental market. 
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Figure 4.11: Prioritising Rent Income 
 
Data in Figure 4.5 shows that 40% of the respondents agree, and 34% strongly so, that 
prioritizing rent income without budgeting and addressing property dilapidation defects 
is a factor that leads to the dilapidation of property rental market. However, a cumulative 
19% do not agree, with 5% strongly so, from the cumulate. 
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Figure 4.12: Rental Property Value Tally with Situational Environment 
There is a 44% strong agreement to the assertion that charging rental property value 
not tallying with nearby properties in the same location is another factor that influences 
on dilapidation of the Tshwane CBD Property rental market. An additional 34% of the 
survey respondents agreed to the same enquiry, while a cumulative 18% are in 
disagreement. However, data reveals a 4% part of the survey, that do not know. 
A cross tabulation of the latter two enquiries is discussed with Table 4.1 illustrating the 
frequency distributions. Statistical inferences were explained thereafter, relating to 
Table 4.2, to the discussed cross-tabulated data. 
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Table 4.2: Cross-Tabulation on Rental Property Value Tally in Situational 
Environment and Prioritisation of Rent Income 
 
21b: Charging rental property value that does not tally 
with nearby properties in the same location 
Total 
Strongly 
Disagree Disagree 
Don't 
Know Agree 
Strongly 
Agree 
21a: Prioritizing 
rent income 
without 
budgeting and 
addressing 
property 
dilapidation 
defects 
Strongly 
Disagree 
1 4 0 0 0 5 
Disagree 6 4 1 3 0 14 
Don't Know 2 1 3 1 0 7 
Agree 0 0 0 22 18 40 
Strongly 
Agree 
0 0 0 8 26 34 
Total 9 9 4 34 44 100 
 
 
 
Symmetric Measures 
 
Value 
Asymp. Std. 
Errora 
Approx. 
Tb 
Approx. 
Sig. 
Nominal by 
Nominal 
Phi 1.131   .000 
Cramer's V .566   .000 
Interval by 
Interval 
Pearson's R .813 .032 13.814 .000c 
Ordinal by 
Ordinal 
Spearman 
Correlation 
.730 .054 10.578 .000c 
N of Valid Cases 100    
a. Not assuming the null hypothesis. 
b. Using the asymptotic standard error assuming the null hypothesis. 
c. Based on normal approximation. 
 
Chi-Square Tests 
 
Value df 
Asymp. Sig. 
(2-sided) 
Pearson Chi-Square 127.944
a 
16 .000 
Likelihood Ratio 108.298 16 .000 
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Linear-by-Linear 
Association 
65.410 1 .000 
N of Valid Cases 100   
a. 20 cells (80.0%) have expected count less than 5. 
The minimum expected count is .20. 
 
However, statistical inference on the two subjected variables reveals Pearson’s R value 
(.813) and Cramer’s V value (.566), whose p values are both not less than .001. This 
implies that there exists a weak relationship between charging rental property value that 
does not tally with nearby properties in the same location and the notion that there is 
prioritization of rent income without budgeting and addressing property dilapidation 
defects. In other words, there is no strong relationship between the assertions that 
rental property charges tallying with same location charges are influenced by the state 
of dilapidation of the rented property. This may as well signify that there is a lucrative 
market for rental space, regardless of the state of dilapidation or quality of the space, in 
turn, fuelling the challenges with rent seeking behaviours because of rental property 
space demand from the Pretoria CBD. 
 
4.4.1.1 Engaging Tenants with Transactional Value without Adequate Lease 
Agreements 
The enquiry of tenant engagement by rental property owners or managers without 
adequate lease agreements is given in Figure 4.10 below, and explained thereafter. 
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Figure 4.10: Tenant Engagement without Lease Agreements 
A 46% agreement to the assertion that engaging tenants with transactional without 
adequate lease agreements is one factor that leads to rental property dilapidation. A 
20% strong agreement to the same assertion can be observed. This makes a 
cumulative 66% agreeableness to the assertion. However, data reveals a 17% of the 
survey respondents asserting a neutral opinion, to the same enquiry. A cumulative 17 
are disagreeable to the enquiry; within which 2% strongly disagreeing to the enquiry’s 
statement. 
4.4.1.2 Subdividing Rental Property Units for Increased Rental Space 
The survey question on the issue of increasing rental space in a unit by subdivision 
outside of municipal by-laws gives the results as illustrated in Figure 4.11. 
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Figure 4.11: Rental Property Sub-Divisions 
Data in Figure 4.11, reveals that subdividing rental property for more rooms in a manner 
that is inconsistent with municipal by-laws, has a cumulative 59% agreeableness from 
the survey results. Within this cumulate, 23% strongly agree to the assertion, while 36% 
agree. Data also shows 16% of the survey responses to the same enquiry don’t know; 
22% disagree, and 3% strongly disagree.  
 
4.4.1.3 Mismanagement of Rental Property Utility Bills by Owners and Property 
Managers 
The survey enquiry on rental property owners and rental agents’ tendencies to 
mismanage utility bills paid up by tenants gives the illustrated data in Figure 4.12. 
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Figure 4.12: Rental Property Bills Mismanagement 
Data in Figure 4.12 reveals a high level of agreeableness in cumulate amounts to 74% 
assertive that mismanagement of service delivery utility bills as a contingent effect to 
service terminations from the tenants’ households. Within this group exists a 39% 
assertive agreement to the assertion and a 35% strong agreement. However, data 
further reveals that 20% of the survey participants do not agree that mismanagement of 
service delivery utility bills have an effect on service delivery terminations on tenant 
rented properties.    
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4.5 Analysis of Findings 
This section analyses the findings from both qualitative and quantitative results. 
4.5.1 Factors leading to high dilapidation of the Tshwane Property Rental Market 
in its CBDs. 
 
Figure 4.13: Factors Leading to Failed Tshwane Rental Property Market 
Empirical evidence has shown six key issues from the empirical evidence gathered on 
factors that the high dilapidation of the Tshwane rental property market.  
4.5.1.1 Renovations and Renovations Performance challenges 
The aspect of delayed renovations of the rented properties in scenarios where there are 
either latent defects or imminent faults with equipment that tenants use for their daily 
services and needs is illuminated in the empirical evidence. This agrees with Newton 
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(2016), when he argues that the tenants and real estate agencies involved have an 
incessant tendency to seek out rental charges without full consideration to aspects of 
rental safety and security as well as comfort determinants.  
Empirical evidence further shows a strong degree of association again on the aspect of 
the lack of adequate comprehension of the renovations that are supposed to be done. 
Qualitative outcomes from deep-probing reveal that the presence of bogus real estate 
agents exacerbates this specific challenge. Literature argues that bogus real estate 
agents cannot be expected to understand property needs and their dynamics, further 
making the tenant’s need for a quality rental property a poignant outcome to which 
negative perceptions towards the rental property are triggered.  
Chitsulo (2013), weighs in with the argument that both direct and real estate property 
managers to the rental properties, are typically poor at managing the rental properties, a 
situation that further challenges the quality of service and in turn, the returns-on-
investment to the property rental situations affected. 
However, empirical data raises a strong degree of association on the lack of capital and 
operational cost deficiencies in handling the maintenance needs of rented properties 
and this is mentioned by Sheppard (2014), and Jacob (2012), who assert and converge 
that characteristically, property managers use low-cost methods to maintain rental 
properties to optimise on profit margins. 
4.5.1.2 Dilapidation antecedents to rental property management failure 
Empirical evidence suggests the existence of a strong degree of association between 
the respondents on aspects a lack of adequate government or municipal regulatory 
policy implementation in ensuring rental property minimum standards are adhered to. 
This argument is strongly supported by SAPOA (2015), who asserts that regulatory 
authorities are at times overwhelmed with the number of properties in the rental 
property market that need to be regularly assessed for suitability and meeting the 
minimum standards for rental occupations, as stipulated in the South African Rental 
Property Act of 1999. SAPOA (2015), presents that the Act stipulates that every rental 
property must be periodically assessed on the following dimensions: 
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 That the rental property must have its equipment, such as water system, 
electrical supply system, and its electrical cabling installed with professional 
material and typologies that do not affect the structural and occupational 
standards as required by the Act. 
 That the rental property must ensure that lead-times are always maintained in 
maintenance and that rental property owners, or managers, must adhere to 
pricing that is in line with the situational location price indices thereof. 
4.5.2 Challenges experienced by the tenants in respect to comfort and safety of 
their rented properties 
4.5.2.1 Mismanagement of Utility Bills and Passing Costs to Tenants 
Empirical evidence `suggests that tenants reveal a strong degree of agreement that the 
rent-seeking behaviour of property owners and assigned rental property agents, has a 
bearing on the comfort of tenants, as they become incessantly exposed to payments 
that are not easily justified. 
4.5.2.2 Rent seeking behaviour in rental property space sub-divisions 
Another outcome from the results show that the subdivision of rental properties into 
several additional and smaller spaces to accommodate more tenants, is rampant in 
several Tshwane CBD rental properties: in particular, Sunnyside, a neighborhood of 
Pretoria as argued Participant J. and K. Literature from Chitsulo (2013), converges with 
the findings when he states that rental property owners and estate agents, to the same 
are typically found with high rent-seeking attitudes that disregard the welfare and 
comfort of the tenants. 
4.5.3 Challenges faced by the rental property owners in establishing safe, 
comfortable housing facilities that fulfill the tenants’ expectations 
4.5.3.1 Management Failure in handling Rental Property Faults 
Deep-probing reveals, those rental property owners are not adequately proficient in 
resolving rental property faults and they tend to address the faults on their own, without 
engaging professionals, for example plumbers and electricians. Newton (2016), puts it 
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forward that the major disconnect with owners leasing their properties, is the 
assumption that the faults are easily manageable and do not essentially require 
professional engagement. This tends to diminish the quality of interventions in 
addressing the defects, as they develop or manifest, as argued by Sheppard (2014). 
4.5.3.2 Inadequate Security Installations 
Several rental units, in particular flats in the CBD, are found to be inadequately supplied 
and installed with adequate security setups, that endanger the security and safety of 
tenants occupying the rented properties. A moderate relationship between adequate 
security installations and the aspect of addressing faults and defects by owners, further 
explains the challenge of quality and robust security installations within the rented units. 
Greenburg (2015), argues that agents, such as realty estate management, tend to 
install outdated or malfunctioning security installations, such as intercoms, CCTVs and 
electronic gate locks, to the same properties. Sheppard (2014), adds that high crime 
rates in CBDs, at times perpetuated by foreign nationals in areas such as Sunnyside in 
particular, add to the dilemma of security systems’ efficiencies in rented properties. 
4.5.3.3 Capital Constraints 
Results reveal that some rental property owners and managers therefore, argue that 
capital constraints are an antecedent to failed rental property management. This notion 
is argued by Jacob (2012), to be a dilemma for the rental property market in cases 
where the managers or owners, take long to remedy defects and attempt to address the 
same when cumulative defects present higher maintenance and repair costs.  
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Figure 4.14: Maintenance challenges on rental properties (Source: Primary Data 
from Captured Rented Property, Sunnyside, Pretoria CBD). 
As revealed from primary findings from a rented property in Sunnyside in Figure 4.14, 
Newton (2016), further attests that owners and managers typically do not adequately 
budget for repairs, neither do they engage professionals for routine maintenance of 
rented properties. 
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4.5.4 Economic opportunities that can be realized in improving the conditions of 
the rented property market 
 
 
Figure 4.15: Rental Property Economic Benefits 
 
4.5.4.1 Employment Creation through Gentrification 
The routine maintenance and repairs of dilapidating rental properties and the 
developing gentrification initiatives through government programs, is explained in 
literature as a necessary strategy in decentralizing the congestion that experiences the 
rental property market in CBDs (Trussell, 2010). This strategy principally brings about 
forms of employment to all professional stakeholders in the construction sector and 
artisans to the same as stressed by Jacob (2012). 
However, as argued by Shephered (2014), when the communities in areas where 
urbanisation development is well-organised, then it were have devised some institutions 
and methods to support and encourage its citizens to undertake these community 
improvement actions. It was identify all those persons in the community who stand to 
Rental 
properrty 
economic 
benefits 
Sustainable 
strategic income 
source 
A form of 
employment for 
external 
stakeholders 
Standardised pricing 
that leads to 
posiitive tenant low 
turn-over rations 
Enhanced urban 
renewal with 
government 
support 
62 
 
benefit from the community improvements and convince them to contribute their own 
resources, time and efforts towards these actions in an amount that equals their 
individual marginal benefit of the actions experienced over a lifetime in the community 
(Cunningham, et al., 2016; and Sheppard, 2014).  
4.5.4.2 Standardized Pricing that Reduces Tenant-Turnover 
Results reveal that establishing standardized pricings, by way of ascertaining situational 
and locational pricing of rental properties minimizes tenant frustrations with property 
owners. Literature alluded to (Allonso, 1964) and also referenced to as the Alonso 
Theory (Bid Rent Gradient Theory) establishes that rents are higher close to the central 
business district (CBD) as rental property owners attempt to take advantage of reduced 
tenant transportation conveniences and costs. Tenants and residents living proximate to 
the CBD are seen to travel less to work or access some social amenities, while those 
that live a longer distance travel greater distances to access the same amenities and 
basic social and economic functions.  
However, data from results reveals that there is no clear separation or definition of 
distance induced pricings in the Tshwane CBD. This finding from both qualitative and 
quantitative results is against the argument from Alonso (1964), cited in Sheppard 
(2014) in its implication that through competition to minimise transportation costs, rental 
costs become a negative function of distance from the city centre. 
4.5.4.3 Sustainable Strategic Income 
A stakeholder view of the rental property market is illuminated in literature, to which the 
aggregation is presented by Jacobs (2012) and illustrated in Figure 4.15 
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Figure 4.15: Stakeholder View of Rental Property Business Beneficiaries 
4.5.4.4 Contractors and Construction Sector Industry Specialists 
Contractors, industry specialists are identified as stakeholders who are expected to 
economically benefits from government and private sector urbane gentrification, and the 
urbanization of situational locations (Newton, 2016). Literature from Jacob (2012) 
further suggests that standardized structures and aspects of health and safety are in 
place in the private sector’s property management business brings revenue due to 
certifications and penults. Newton (2016) suggests that rental property owners benefit 
with either primary monthly income or secondary income sources that are either 
survivalist or entrepreneurial. Chitsulo (2013) cautions however, that there ought to be 
reasonable market research by the owners as a way of enhancing the quality of the 
rental property market with reduced tenant turnover.  
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4.5.4.5 Eliminating Rent seeking Behaviours and hidden costs against 
situational/locational market pricing. 
Rent seeking behaviours find a cumulative 87% agreeable assertion to the aspect that 
rent seeking behaviours have a converse effect of high tenant turnover from individual 
or group units. Respondents further give a higher degree of convergence in both 
qualitative and quantitative outcomes on rent seeking behaviours that do not tally with 
the service quality offerings. Some tenants find it a challenge to enter into lease 
agreements or rather negatively perceive those rental properties that are highly costly 
per month rental payments while the other neighbourhood units in the same area offer 
lower rates (Chitsulo, 2013; Jacob, 2012; Trussell, 2010).  
Respondents assert that rent seeking attitudes exhibited in the market scenario often 
induce stringent penalties while not adding value to the tenant typical needs. However, 
literature establishes that except for some exceptional investments in upgrading and 
replacing ageing equipment and property components, the rental market is generally 
adapted to “warm up’’ to standard rental brackets that are influenced by the location; 
and not absolutely by personal rental property upgrades. This is while Chitsulo (2013) 
and Jacob (2012) converge that entities or individuals who also invest entrepreneurially, 
by making available extra non-functional and functional quality improvements to their 
structures certainly have a particular niche from the wide base of prospective tenants 
who typically consider such offerings with transactional value. 
4.6 Conclusion 
This chapter discussed the results pertaining to the property rental market challenges 
and opportunities in the Tshwane CBD and also in proximate areas surrounding the 
CBD. All survey responses were obtained, and qualitative enquiries discussed. The 
results reveal a strong congruency to observations on the rented property market, while 
quantitative numeric significances ensure that statistical inferences and relationships 
between subjected pre-determined variables, and the in in-depth enquiries; bringing 
about convergence to enhance on the credibility, validity and generalisability of the 
findings. 
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CHAPTER FIVE: CONCLUSIONS AND RECOMMENDATIONS 
5.1 Introduction 
The preceding chapter has presented the research results. The analysis of the results 
followed. The current chapter provides for conclusions of the rese4arch and 
recommendations for the study. The research’s leading objectives and rationale was 
influenced by the need to ascertain factors leading to high dilapidation of the Tshwane 
property rental market in its CBDs as well as establishing the challenges experienced 
by the tenants in respect to comfort and safety of their rented properties. This includes 
determining challenges faced by the rental property owners in establishing safe, 
comfortable housing facilities that fulfills the tenants’ expectations. It has been critical for 
this research to also importantly determine economic opportunities that can be realized 
in improving the conditions of the rented property market. 
5.2 Conclusions 
The research conclusions are guided by the research objectives of the study in 
establishing and explaining the phenomenon of the study, and the research questions 
that guided the design of the data collection instruments for the mixed research 
approach used. 
5.2.1 Dilapidation of the Tshwane property rental market in its CBDs 
Four key issues are illuminated from the survey as critical factors that lead to the high 
dilapidation of the Tshwane rental property market as shown in Figure 5.1. Analysed 
findings reveal that there is a high level reality of the existence of delayed renovation 
scenarios across the sampled survey responses. This agrees with Newton (2016) when 
he argues that the tenants and real estate agencies involved have an incessant 
tendency to seek out rental charges without full consideration to aspects of rental safety 
and security as well as comfort determinants.  
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Literature reviewed from Chitsulo (2013) explains that bogus real estate agents cannot 
be expected to understand property needs and their dynamics, further making the 
tenant’s need for a quality rental property a poignant outcome to which negative 
perceptions towards the rental property are triggered.  
 
 
Figure 5.1: Dilapidation of Tshwane Rental Properties 
Chitsulo (2013) mentions both direct and real estate property managers as typically 
poor at managing the rental properties, a situation that further challenges the quality of 
service and in turn, the returns-on-investment to the property rental situations affected. 
This is corroborated in earlier findings by Lemanski (2009:473) who states that occupied 
rental properties are overused by occupants such that besides just to cook, eat, sleep, 
wash and live in there are increasing levels of unhealthy living standards associated 
with these structures. Jacob (2012) adds that at the worst case scenario, there are 
rental properties that make such dwellings comparable to living in informal structures in 
informal settlements. 
Dilapidation 
of Tshwane 
Rental 
Properties 
The problem of bogus 
and unregistered real 
estate agents that 
fleece prospective 
tenants 
Lack of capital to 
refurbish/renovate 
the properties 
Delayed renovations 
against cumulative 
latent defects and 
faults for 
maintenance or 
replacement 
Poor rental property 
management 
methods from 
engaged property 
rental and real estate 
agents 
67 
 
Sheppard (2014) seems to suggest that lack of capital and operational cost deficiencies 
in handling the maintenance needs of rented properties. Jacob (2012) further finds that 
property managers use low-cost methods to maintain rental properties to optimise on 
profit margins. 
5.2.2 Challenges experienced by the tenants in respect to comfort and safety of 
their rented properties. 
Analysed primary information revealed that tenants have a strong degree of agreement 
that the rent seeking behaviours of property owners and assigned rental property 
agents has a bearing on the comfort of tenants as they become incessantly exposed to 
payments that are not easily justified.  Further to that, the research finds that lack of 
municipal controls, monitoring, and regulations in CBD rental properties has been found 
to be a chief antecedent to the proliferation of criminal activities such as drugs, 
prostitution, human trafficking, and other unlawful activities by both locals and foreign 
nationals resident in South Africa (Greenburg, 2015). 
Another outcome from the results shows that the subdivision of rental properties into 
several additional and smaller spaces to accommodate more tenants is rampant in 
several Tshwane CBD rental properties; in Particular, Sunnyside neighbourhood of 
Pretoria. Literature from Chitsulo (2013) converges with the findings when he states that 
rental property owners and estate agents to the same are typically found with high rent 
seeking attitudes that disregard the welfare and comfort of the tenants. 
5.2.3 Challenges faced by the rental property owners on rental property security 
This section provides for conclusions on property owners and their assigned agencies 
on ensuring there is adequate rental property and tenants’ security on their rented units. 
Analysed findings reveal that rental property owners are not adequately proficient in 
resolving rental property faults; and they tend to address the faults on their own without 
engaging professionals such as plumbers and electricians for instance. Newton (2016) 
argues however that property owners tendency to personally try to fix faults diminish the 
quality of interventions in addressing the defects as they develop or manifest as 
corroborated by Sheppard (2014). 
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Research findings further illuminate that several rental units, in particular, flats in the 
CBD, are found to be inadequately supplied and installed with adequate security setups 
that enhance the security and safety of tenants occupying the rented properties. A 
moderate relationship between adequate security installations and the aspect of 
addressing faults and defects by owners further explains the challenge of quality and 
robust security installations within the rented units. Outdated and malfunctioning 
security installations, such as intercoms, CCTVs and electronic gate locks are 
corroborated by Greenburg (2015). Literature reviewed from Sheppard (2014) adds that 
high crime rates in CBDs in areas such as Sunnyside, in particular, add to the dilemma 
of security systems’ efficiencies in rented properties. There is also a strong connotation 
from both analysed findings and literature reviewed that foreign nationals have become 
increasingly involved in the rental property market to an extent that their rent seeking 
behaviour affects the quality of rental property management. This is also especially the 
case in areas such as Sunnyside and Pretoria’s CBD properties. 
Results reveal that capital constraints are an antecedent to failed rental property 
management. Jacob (2012) agrees that this is a dilemma for the rental property market. 
This is especially in situations where managers and or owners take long to remedy 
defects and attempt to address the same when cumulative defects presents higher 
maintenance and repair costs as corroborated by Newton (2016). Again, analysed 
findings reveal that owners and managers typically do not adequately budget for 
repairs; neither do they engage professionals for routine maintenance of rented 
properties as added by Newton (2016) 
5.2.4 Economic opportunities in improving the conditions of the rented property 
market. 
Gentrification initiatives through government programs are explained in literature as a 
necessary strategy in decentralizing the congestion that experiences the rental property 
market in CBDs (Shephered, 2014 and Trussell, 2010). This is argued in the research to 
bring about employment in the construction sector as stressed by Jacob (2012). 
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However, literature reviewed further raises when the communities in areas where 
urbanisation development is well-organised, then it was have devised some institutions 
and methods to support and encourage its citizens to undertake these community 
improvement actions (Shephered, 2014). This is further stressed to require identifying 
persons in the community who stand to benefit from the community improvements and 
convince them to contribute their own resources, time and efforts towards these actions 
in a manner that that equals their individual marginal benefit of the actions experienced 
over a lifetime in the community as pointed out by Cunningham et al., 2016; and 
Sheppard, 2014).  
Analysed findings reveal that establishing standardized pricings, by way of ascertaining 
situational and locational pricing of rental properties minimize tenant frustrations with 
property owners (Cunningham et al., 2016; Venter, Biermann and Van Ryneveld, 2014). 
The Alonso Theory (Bid Rent Gradient Theory) is illuminated as an important concept 
that establishes that rents are higher close to the central business district (CBD) as 
rental property owners attempt to take advantage of reduced tenant transportation 
conveniences and costs (Martinex, 2012). Tenants and residents living proximate to the 
CBD are seen to travel less distance to work or access some social amenities, while 
those that live a longer distance travel greater distances to access the same amenities 
and basic social and economic functions (Venter et al., 2014. However, the criticism with 
the theory is that nowadays distance can actually be used as a reason to stay far from 
less secure rental properties. This tends to invalidate Alonso’s theory. Analysed findings 
reveal that there is no clear separation or definition of distance induced pricings in the 
Tshwane CBD. This finding from both qualitative and quantitative results is against the 
argument from Alonso (1964), cited in Sheppard (2014) in its implication that through 
competition to minimise transportation costs, rental costs become a negative function of 
distance from the city centre. 
Analysed findings further assert contractors, industry specialists are identified as 
stakeholders who are expected to economically benefit from government and private 
sector urbane gentrification, and the urbanization of situational locations (Newton, 2016; 
Yates and Wulff, 2012). Literature from Jacob (2012) further suggests that standardized 
70 
 
structures and aspects of health and safety are in place in the private sector’s property 
management business brings revenue due to certifications and penults. Newton (2016) 
suggests that rental property owners benefit with either primary monthly income or 
secondary income sources that are either survivalist or entrepreneurial. Chitsulo (2013) 
and Van Gelder (2011) caution however, that there ought to be reasonable market 
research by the owners as a way of enhancing the quality of the rental property market 
with reduced tenant turnover. 
 
5.3 Areas for Further Research 
The study finds limitations in determining the impact of foreign ownership to CBD rental 
properties. The research proposes that further research must be conducted on the 
inclusion of foreign ownership on South African property management stakeholdership. 
This is illuminated as critical from survey findings that indicate to diminished rental 
property management in CBDs where rent seeking behaviours could be an avenue for 
high income margins that are not in line with locational costs. Again, CBDs, such as in 
Pretoria, are also populated with foreign nationals where there is also high crime rates. 
This may also help explain why crimes in such areas are prevalently high, prostitution 
and drug business within such rented properties. 
 
5.4 Recommendations 
Figure 5.2 gives a conceptual approach that seeks to address the challenges and 
leverages on opportunities that enhance the rental property market performance in the 
Tshwane CBD. 
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Figure 5.2: Conceptual Approach to improving the Tshwane Rental Property 
Market 
Mitigating on usage of middle-men to optimise on critical stakeholder interests is an 
important government regulatory agency and private partnerships’ initiative. The 
sustainability of the rental property market is seen in the low tenant turn-over that must 
exist within rented units (Sheppard, 2014; Van Gelder, 2011). The elimination of middle-
men can take the form of introducing stringent measures and licensing requirements 
that eliminate unscrupulous people from adding hidden costs that cannot be justified 
and sustainable for the entrepreneurial value of the rental property market. 
Increasing Government and Private Business partnerships in property development is 
strongly corroborated by the survey participants to the study. The research 
recommends that instead of merely making available adequate space for the property 
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rental markets, government ought to partner with private sector organisations to realise 
administrative economic benefits outside of merely playing a regulatory role. 
Regulatory assessments and certifications of rental units to be deemed as fit for rental 
purpose are encouraged to ensure that assigned staff is adequately trained and go 
through continuous evaluations of their proficiencies owing to different rental property 
challenges and safety dynamics that are also influenced by technology innovations. The 
survey revealed that regulatory authorities are largely not proficient with rental property 
standard requirements and the research recommends trainings and assessments to 
ensure that staff members can accurately identify latent defects and other faults that 
may endanger tenants and landlords themselves. 
Improving on response times to rental property defects and service faults is another 
recommendation for the study. This was require that there is a record of faults as they 
occur in a structured and standardised manner to gauge the performance of the 
maintenance procedures and approaches used by assigned professionals on rented 
properties (Trussell, 2010). Research findings allude that delayed or un-serviced repair 
request calls for maintenance or repair of defects in rental properties is a challenge in 
several rented units. A standardised record of faults management also facilitates for 
local authority regulators and health inspectors to do an effective audit trail that 
enhances the quality of the rental properties for commercial viability. 
The research illuminates that some tenants find it a challenge to enter into lease 
agreements or rather negatively perceive those rental properties that are highly costly 
per month rental payments while the other neighbourhood units in the same area offer 
lower rates (Chitsulo, 2013; Jacob, 2012; Trussell, 2010). The study recommends that 
in partnership with regulatory agencies for the rental property market, there ought to be 
a standardised cost structure that relates with locational monthly rental costs across 
property units. However, caution was be need in effecting this approach as some 
property offering variations are meant to establish a competitive advantage among 
rental property managers. 
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5.5 Conclusion 
The research has exposed the challenges that are prevalent in rental property markets 
in South Africa, with a case study focus on Tshwane CBD rental units. The research 
has illuminated challenges from analyzed findings relating to rent-seeking behaviours 
from rental property owners. However, there is empirical and literature convergence that 
rental property agencies are some of the largest contributors to rent-seeking habits by 
introducing untenable rent seeking penalties that affect the quality of the rental property 
market. The research has also illuminated on the challenges of rental property security 
that seem to be prevalent in the Tshwane CBD. These have been illuminated to include 
rental unit security caused by sub-divisions of rooms and spaces; a move by owners or 
agencies to increase monthly income from vulnerable or seemingly desperate tenants. 
This tendency and reality is exposing tenants to security vulnerabilities that also extend 
to faulty locks, security at gates and malfunctioning CCTV cameras that are not repaired 
on time. 
The mixed research approach has also brought convergence on the aspects of rental 
costs being uneven in the same rental markets such that there is always a relatively 
high-tenant turnover. This has also illuminated the rent-seeking habits of property 
managers or owners thereof. The prevalence of foreign rental property owners and 
managers has also been identified as an antecedent to rent seeking behaviours that are 
not adequately followed by maintenance procedures and assessments owing to a DIY 
approach to lessen costs of assigning professional maintenance specialists in the 
rented units. 
The research identifies gentrification as a necessary government and private 
partnership with construction players to enhance the urbanization of proximate locations 
to the Tshwane central business district to encourage low-cost housing to the affected 
middle to high income earners in the Tshwane CBD on rental property affordability.  
However, the research also raises that as long as the benefit of a community 
improvement action exceeds the cost to the community of the resources used in the 
action, it is desirable to undertake the action as put forward by Sheppard (2014). 
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This study has been enriching in that it has helped illuminate the challenges and 
opportunities that stakeholders in the rental property market may need to consider. The 
research managed to illuminate all critical stakeholders to the phenomenon and 
purposes to add to the body of literature in construction economics pertaining to 
improved rental property management in South Africa in improving the quality of the 
rental property business in its city CBDs. 
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APPENDIX A: LETTER OF REQUEST FOR PARTICIPATION TO THE STUDY 
 
Nelson Mandela Metropolitan University 
Port Elizabeth 
South Africa 
Date: _________ 
Dear Participant 
Ref: Request for Participation as a Survey Respondent to my Master’s degree Research 
Project 
My name is Rapholo Joseph Kganyago and currently at the stage of my Master’s degree research 
project focusing on construction economics at the above mentioned institution. I write to request 
for your participation to participate in my research project as a survey respondent to a set of 
enquiries that seek to address to the objectives of the specific research. The theme of my research 
is on an investigation into the property rental market dynamics and the implications on the 
performance of the same industry. 
Please note that aspects of ethical considerations are clearly illuminated and explained and the 
issues assure on ensuring that you experience no form of physical or emotional harm for 
contribution to the study. This further ensures that confidentiality and anonymity of your identity 
for participating in the study was be assured as explained in the consent form to which you was 
append your signature to at the beginning of your participation to the survey. Any information 
that I shall use for this specific study was only be used with your full consent. 
I sincerely thank you in advance. 
Yours Sincerely, 
R.J. Kganyago 
Email: rapholo@gmail.co.za , Cell: 060 960 9081 
 
81 
 
 
  
82 
 
APPENDIX B: 
 
DATA COLLECTION INSTRUMENT 
  
83 
 
APPENDIX B: DATA COLLECTION INSTRUMENT 
Section A: Demographic Information 
Please fill all the sections as appropriately as possible. Thank you in advance. 
1. Participant Age Range 
Age Range (years) Tick where appropriate: (x) 
18-25  
26-35  
36-45  
46-55  
56 and above  
 
2. Stakeholder Group Type 
Stakeholder Type Please Tick where appropriate/applicable: 
(x) 
Real estate agency  
Municipal and government agency on 
housing and property development 
regulations 
 
Public Contractor  
Private Contractor  
Construction and Property Development 
Industry Specialist 
 
Tenant  
Property owner  
Other (please state)  
 
3. Years of Experience in the Rental Property Business 
Years of experience in the Rental Property 
business  
Please tick where appropriate/applicable: 
(x) 
Less than a year  
1-5 Years  
6-10 Years  
11-15 Years  
16 Years and above  
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4. Highest Educational Achievement 
Highest educational achievement Please tick where appropriate/applicable 
(x) 
Below certificate  
Certificate  
Diploma   
Degree   
Masters   
Ph.D./doctorate   
 
Section B: Interview Questions 
5. What factors lead to high dilapidation of the Tshwane property rental market in its 
CBDs? 
6. How has the government’s housing backlog intervention programs through 
institutionalized funds fared in improving the rental property market opportunity? 
7. What are the challenges experienced by the tenants in respect to comfort and 
safety of their rented properties? 
8. What critical stakeholders and their related functions exist in the rental property 
market, in particular, in CBDs such as Tshwane CBD? 
9. What are the challenges faced by the rental property owners in establishing safe, 
comfortable housing facilities that fulfill the tenants’ expectations? 
10. What are your views on rent seeking behaviours that affect development of the 
rental property market in Tshwane CBDs? 
11. What economic opportunities can be realized in improving the conditions of the 
rented property market? 
12. What regulatory challenges are experienced by government and municipal 
agencies in ensuring safety controls, security and quality rental property metrics 
are attained in CBDs? 
13. How are contractors in rental property management critical stakeholders whose 
service level agreements determine fulfillment of property quality outcomes that 
generate stable tenant investment? 
14. How best can the rental property market improve its accommodation facilities in a 
sustainable, comfortable and secure manner for the Tshwane CBD renting 
tenants? 
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Section C: Observations for the research 
15. What value propositions are available in the stakeholder’s online publication(s)(if 
any) in the rental property market? 
16. What rental property space offerings and their descriptions are advertised in 
brochures or online blogs? 
17. Are there standard process procedures of professionalism in the presentation of 
rental property offerings? 
18. What are the converging rental opportunities reflected in the rental property 
market? 
19. What are the typical challenges seen in the stakeholder offerings or requests for 
rental property provisions in the Tshwane CBD? 
20. What gaps can be identified in improving the quality, affordability, and provisions 
of safe and sustainable rental properties from observed stakeholder material? 
Section D: Survey Questions 
21. The following are rent seeking 
behaviours leading to failed 
rental property market 
stakeholders ‘economic benefits 
Strongly 
Agree 
 
5 
Agree 
 
 
4 
Don’t 
know 
 
3 
Disagree 
 
 
2 
Strongly 
Disagree 
 
1 
21a: Prioritizing rent income without 
budgeting and addressing property 
dilapidation defects. 
     
21b: Charging rental property value 
that does not tally with nearby 
properties in the same location. 
     
21c: Engaging tenants with 
transactional value without adequate 
lease agreements. 
     
21d: Subdividing rental property 
units for more rooms in a manner 
that is inconsistent with municipal 
by-laws. 
     
21e: Mismanagement of service 
delivery utility bills as a contingent 
effect to untimely service 
terminations by tenants. 
     
21f: Engaging unprofessional and 
unlicensed (accredited) property 
managers whose experience may 
trigger high-tenant turnovers. 
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21g: Incessant rental property 
upgrades or maintenances that 
affect the comfort and privacy of 
tenants. 
     
21h: Failure to adequately ensure 
safety and security of tenant 
property (such as vehicle car ports 
and house locking systems). 
     
21i: Failure to ensure that 
surveillance systems are in place for 
intrusion detection and alertness. 
     
21j: The lack of adequate security 
personnel at the rented properties 
diminishes its tenants’ value 
perception. 
     
21k: Delays in equipment and facility 
defect repairs generate negative 
tenant behaviour and turn-overs. 
     
 
22. The opportunities within the rental 
property market can be explained 
as follows: 
Strongly 
Agree 
Agree Don’t 
Know 
Disagree Strongly 
Disagree 
22a: Steady income for rental 
property owners for a sustainable 
livelihood. 
     
22b: Quality management of rental 
property facilities or units enhances 
its rental value comparable to same-
location properties that are not quality 
centric. 
     
22c: There is employment creation 
for the property management 
stakeholder group’s human resource 
units. 
     
22d: Urbanization, urban renewal and 
regeneration allows for new 
strategically placed and segmented 
rental property management in CBDs 
proximate within social amenities. 
     
22e: Urban renewal and urbanization      
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of communities requires their 
fulfillment in realizing the socio-
economic benefits after the process 
is completed in order to get their 
active buy-in. 
22f: Population growth and 
urbanization are a constant source 
and opportunity factor for rental 
seeking behaviours. 
     
22g: Distance and proximity to social 
amenities is a critical factor in rental 
property market values. 
     
22h: Distance to work is a significant 
factor by tenants in their rent seeking 
behaviour. 
     
 
23. Strategic and Entrepreneurial 
Rental Property Management 
is characterized by the 
following situations/aspects 
and scenarios: 
Strongly 
Agree 
Agree Don’t 
know 
Disagree Strongly 
Disagree 
23a: Standardized maintenance 
routines that do not reflect 
frequent equipment or facility 
latent and incessant defects or 
breakdowns. 
     
23b: Availability of lease 
agreements that are specific and 
detailed in legal representation 
and context against the Rental 
Act of 1999.  
     
23c: Periodic monitoring of 
property facilities to predicate 
possible or imminent 
breakdowns for immediate repair 
reactions. 
     
23d: Charging rental property 
values comparative and in 
cognizance of surrounding and 
nearby rental property value 
rates. 
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23e: Existence of active, 
planned programs of adequate 
renovations of old structures into 
new structures for the purposes 
of value addition. 
     
23f: An active and dedicated 
attainment of opportunities in 
land acquisition to enhance 
access and availability of rental 
property development and 
management for commercial 
profit in places where rent gaps 
exist. 
     
 
24. Government interventions in 
addressing challenges and 
opportunities in the rental 
property market can be 
argued as follows: 
Strongly 
agree 
Agree Don’t 
know 
Disagree Strongly 
Disagree 
24a: The National Housing 
Program for low and middle 
income earners has augmented 
the property ownership backlog 
adequately to date. 
     
24b: The spatial spend of the 
Restructuring Capital Grant and 
Institutional Funding for Housing 
Projects has the potential to 
generate more rental property 
opportunities for owners’ 
household income benefit. 
     
24c: Where municipalities do 
allocate land for social housing, 
they are usually reluctant to do 
so in better located areas with 
higher commercial rental 
property investment returns. 
     
24d: There is a current challenge 
for property developers in 
adequately acquiring well-
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located land and buildings at the 
right cost to make projects 
financially viable for rental 
property business. 
24e: For government and 
municipal authorities, there 
exists a greater reliance on 
private developers to bring land 
for social housing development; 
and they are rather prepared to 
do so with less well-located land 
that they cannot develop for 
higher-end housing or 
commercial purposes. 
     
 
25. The existence of migrant 
populations and their influence 
on rental property dynamics 
Tshwane CBD can be 
established as follows: 
Strongly 
Agree 
Agree Don’t 
Know 
Disagree Strongly 
disagree 
25a: Migrants constantly lose 
money to rogue real estate agents 
who are mainly designed with a 
foreign stakeholder element 
collaborating with registered and 
unregistered real estate agency. 
     
25b: A significant number of 
migrants in CBD form an influential 
number of rent seeking tenants. 
     
25c: A significant number of foreign 
migrants in CBDs are involved in 
economically beneficial activities for 
South Africa’s economy. 
     
25d: There are existing policies (or 
needs to be) that are targeted at 
curbing the incessant fleecing of 
legal foreign migrants from 
disruptive rent seeking behaviours 
in the rental property market in 
(Tshwane) CBDs. 
     
 
 
